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1.0 INTRODUCTION 

This environmental assessment is prepared in accordance with Chapter 343, Hawaii Revised 
Statutes for the Kauhale Lani community in Pukalani, Maui.

1.1 PROJECT SUMMARY

Project Name: Kauhale Lani 

Applicant: Maui Land & Pineapple Company, Inc. 

Landowner: Maui Land & Pineapple Company, Inc. 

Location: Pukalani, Maui, Hawaiÿi 

Tax Map Key: 2-3-09:007 and 064 

Existing Use: Vacant land and fallow pineapple fields 

Proposed Use: Residential community 

Project Area: TMK 2-3-09:007 – 50 acres 
  TMK 2-3-09:064 – 39 acres

Total Area:            89 acres 

Land Use State Land Use:  Agricultural 
Designations: Community Plan:  Single Family (SF) 
 Zoning:  Agricultural 
  Special Management Area (SMA):  Not within the SMA 
   
Actions Requested: Chapter 343, Hawaii Revised Statutes (HRS) compliance 

Approving Agency: State Land Use Commission 

Permits and Approvals Chapter 343, HRS compliance
Required: State Land Use District Boundary Amendment (Agricultural to 

Urban)
  Change in Zoning (Agricultural to Residential (R-1)) 
  National Pollutant Discharge Elimination System (NPDES) Permit 
  Subdivision Approval 
  Wastewater System Approval 
  Grading/Building Permits 
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1.2 LOCATION

The Kauhale Lani community site is in Pukalani, Maui, Hawaiÿi (Figure 1) on property identified 
by TMK 2-3-09:007 (50 acres) and TMK 2-3-09:064 (39 acres) (Figure 2).  Old Haleakalä 
Highway bisects the two parcels.  The 50-acre site is adjacent to and west of Old Haleakalä 
Highway.  The 39-acre site is a linear parcel that extends up from the “Y” created by the 
intersection of Haleakalä Highway and Old Haleakalä Highway.

1.3 LAND OWNERSHIP

Maui Land & Pineapple Company, Inc. (ML&P) owns both properties:  TMK 2-3-09:07 and 
TMK 2-3-09:64 (Figure 2). 

1.4 IDENTIFICATION OF THE APPLICANT

The applicant is Maui Land & Pineapple Company, Inc. 

Contact Person:  Ryan Churchill Vice President/Community Development 
 Kapalua Land Company, Ltd. 
 1000 Kapalua Drive 
 Kapalua, Maui, Hawaiÿi 96761 
 Telephone: (808) 669-5625 
 Facsimile: (808) 669-5454 

1.5 PLANNING CONSULTANT

Maui Land & Pineapple Company, Inc.’s planning, environmental, and entitlement consultant is 
PBR HAWAII. 

Contact Person:  Tom Schnell, AICP 
 PBR HAWAII 
 1001 Bishop Street 
 ASB Tower, Suite 650 
 Honolulu, Hawaiÿi 96813 
 Telephone: (808) 521-5631 
 Facsimile: (808) 523-1402

1.6 IDENTIFICATION OF THE APPROVING AGENCY

The State of Hawaiÿi Land Use Commission is the approving agency for the environmental 
assessment. 

Contact Person: Anthony Ching, Executive Officer 
 State Land Use Commission 
 P.O. Box 2359 
 Honolulu, Hawaiÿi 96804 
 Telephone: (808) 587-3822 
 Facsimile: (808) 587-3827
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1.7 ENVIRONMENTAL COMPLIANCE

This document has been prepared in accordance with the provisions of Hawaii Revised Statutes 
(HRS) Chapter 343 and Hawaii Administrative Rules (HAR) Title 11, Department of Health, 
Chapter 200, Environmental Impact Rules.  Section 343-5, HRS, establishes nine “triggers” that 
require compliance with these regulations.  The Kauhale Lani community will feature 
approximately 165 single-family residences, requiring the development of a wastewater facility.  
Whenever a wastewater facility serving more than 50 single-family dwellings is proposed, the 
preparation of an environmental assessment (EA) is required. 

In addition, the creation of Kauhale Lani community may involve or impact State and/or County 
lands relating to infrastructure improvements for roadways, water, sewer, utility, drainage, or 
other facilities.  While the specific nature of each improvement is not known at this time, this EA 
is intended to address all current and future instances involving the use of State and/or County 
lands relating to the Kauhale Lani community. 

1.8 IDENTIFICATION OF AGENCIES, ORGANIZATIONS, AND INDIVIDUALS TO BE 

CONSULTED

In the course of preparing this EA, agencies (or agency documents), private companies, and 
individuals were consulted, including the following. 

County of Maui

Department of Housing & Human Concerns 

Department of Parks and Recreation 

Department of Planning 

Department of Public Works and Environmental Management 

Department of Water Supply 

Fire Department 

Police Department 

State of Hawaiÿi

Department of Agriculture 
o Maui Office 
o State Office 

Department of Business, Economic Development & Tourism 
o Office of Planning 
o State Land Use Commission 

Department of Education 

Department of Health 
o Clean Water Branch 
o Maui District Health Office 
o Office of Environmental Quality Control 
o Safe Drinking Water Branch 
o Wastewater Branch 
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Department of Land and Natural Resources 
o Historic Preservation Division 

Department of Transportation 

Office of Hawaiian Affairs 

Federal Agencies

Department of Agriculture 
o Natural Resources Conservation Service 

Federal Emergency Management Agency 

U.S. Geological Survey 

Private Companies

Maui Electric Company, Ltd. 

Verizon Hawaii 

Pre-consultation letters were also sent to specific agencies and organizations.  Appendix A 
contains pre-consultation letters and responses. 
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2.0 KAUHALE LANI DESCRIPTION 

This section provides background information and a general description of the Kauhale Lani 
community. 

2.1 BACKGROUND INFORMATION

2.1.1 Location

The Kauhale Lani community site is located on the slopes of Haleakalä at the entrance to 
Pukalani (Figure 1), where Old Haleakalä Highway branches off from Haleakalä Highway.  Two 
parcels, identified by TMK 2-3-09:07 (50 acres) and TMK 2-3-09:64 (39 acres) comprise the 
community site (Figure 2).  Old Haleakalä Highway bisects the parcels. 

The 50-acre parcel is adjacent to and west of Old Haleakalä Highway.  The 39-acre parcel is a 
linear property extending up from the “Y” created from the intersection of Haleakalä Highway 
and Old Haleakalä Highway.  Haleakalä Highway borders this parcel to the east.  Old Haleakalä 
Highway and residential homes are along the western boundary and Makani Road is at the 
southern boundary. 

2.1.2 Description of the Property 

The 50-acre parcel is a former pineapple field.  Elevations range from about 1,088 feet at the 
northwest end of the property up to about 1,186 feet at the southeast end, providing an 
approximately seven percent grade.  The elevation and gentle grade provide for expansive views 
of Central Maui from nearly all points on the property.  The New Hämäkua Ditch bounds the 
parcel to the north and west, with the Lower Pukalani Terrace subdivision to the south. 

The 39-acre parcel is currently not under agricultural cultivation but contains abandoned 
pineapple fields in some areas and heavy vegetation in other areas.  A grove of Eucalyptus trees 
on the property borders Haleakalä Highway.  Elevations range from approximately 1,110 feet to 
1,440 feet and a shallow gulch cuts through the length of the linear parcel. 

Figure 3 contains photographs of the property. 

2.1.3 Surrounding Land Uses 

Portions of Haleakalä Highway and the Old Haleakalä Highway are adjacent to the 50-acre 
parcel on its east side.  While the New Hämäkua Ditch forms the boundary of the property on the 
north and west sides, it is not within the property and is owned by Alexander and Baldwin, Inc. 
(A&B).  Beyond the ditch are sugarcane fields, which are operated by Hawaiian Commercial & 
Sugar Company (HC&S), a subsidiary of A&B.  The County-owned right-of-way for Aÿeloa 
Road is at the southern boundary of the property, although this road has not been paved.  On the 
other side of the Aÿeloa Road right-of-way are the single-family homes of the Lower Pukalani 
Terrace subdivision.   
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Haleakalä Highway is adjacent to the 39-acre parcel on both its north and east sides, with sugar 
cane fields beyond.  The west side of the parcel is bound partially by Old Haleakalä Highway, a 
large vacant parcel and single-family homes.  Makani Road forms the southern boundary of the 
39-acre parcel, with primarily single-family homes beyond.   

2.2 KAUHALE LANI DESCRIPTION

The Kauhale Lani community will provide approximately 165 new homes in Pukalani on a site 
already designated for residential use on the Makawao-Pukalani-Kula Community Plan.  The 50-
acre parcel west of Old Haleakalä Highway will contain the residential neighborhood, while the 
39-acre parcel between Old Haleakalä Highway and Haleakalä Highway will contain open space, 
community trails, and other community amenities (Figure 4). 

The goal of the Kauhale Lani community is to provide a cohesive addition to Pukalani in 
character with the Upcountry region.  The community will be a walkable neighborhood designed 
to enhance connectivity by way of pedestrian-friendly streets, alley ways, and a perimeter 
pedestrian/bike trail.  A centralized neighborhood park may feature a community pavilion and 
play courts, providing a neighborhood center and gathering place for the community.   

Kauhale Lani’s interior streets increase connectivity along a network of routes and create a 
pedestrian friendly environment through the use of short blocks, multiple routes, and landscaped 
right-of-ways.  Internal roundabouts and on-street parking will calm traffic, enhancing pedestrian 
safety.  Within interior blocks, an alley system will allow garages to be located toward the back 
of the homes.  Siting vehicle storage, garbage collection, and other utilitarian needs away from 
the front of the homes fosters safer streets, improves pedestrian movement, and increases street 
parking.  Roadways will be built to County of Maui standards.   

A pedestrian/bike trail along the New Hämäkua Ditch will provide a secondary pedestrian 
circulation system and is envisioned to be a significant community amenity.  This landscaped 
greenway will be approximately 25 feet wide and will wrap around the makai sides of the 
community, providing all residents with access to Central Maui views and an additional 
recreation area.  Besides recreational benefits, the greenway provides a definite edge to the 
community and a transition between the community and agricultural lands beyond.  For safety 
considerations, it is envisioned that the side of the greenway bordering the ditch will be fenced, if 
necessary.

To fully integrate with the existing community, Kauhale Lani roadways allow a connection to 
the existing Lower Pukalani Terrace subdivision, providing continuity between the two 
neighborhoods and alternative routes within Pukalani.  Connectivity between the two 
neighborhoods is in compliance with provisions of the Makawao-Pukalani-Kula Community 
Plan and recommended by the County of Maui Planning Department. 

The 39-acre parcel between Old Haleakalä Highway and Haleakalä Highway will include a trail 
running the length of the property from Old Haleakalä Highway to Makani Road.  No homes are 
proposed for this parcel and the majority of the area will serve as open space.  A small 
wastewater treatment facility serving Kauhale Lani may also be located on approximately two 
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acres within this area.  Because of the small area required, the facility can be effectively screened 
from highway views with landscaping. 

Lot sizes within Kauhale Lani will range from approximately 6,000 square feet to approximately 
12,000 square feet (Table 1). 

Table 1.  Land Use Summary 

Gross Acres Proposed Uses 
Estimated Number 

of House Lots 
Lot Size 

(Square Feet) 

TMK 2-3-09:07 50
Homes, Park, 

& Recreation Areas 
165 6,000 – 12,000 

TMK 2-3-09:64 39
Open Space, Trails, 

& Community Amenities 
0 - 

This environmental assessment describes the area and the potential impacts and mitigative 
measures for the construction of the Kauhale Lani community. 

2.3 ESTIMATED SALES PRICES

Homes within Kauhale Lani will be market priced.  Based on recent marketing data for the 
Pukalani area it is estimated that home prices will start at approximately $650,000.  Homes with 
larger lots will be priced accordingly, subject to the prevailing market prices. 

2.4 DEVELOPMENT TIMETABLE AND APPROXIMATE COSTS

Development and sales of the Kauhale Lani community are projected to be completed within 
seven to eight years.  Within this total time and before construction, permitting and entitlement 
processing is expected to take approximately one year.  Construction of the major backbone 
infrastructure including the park/community center facility is estimated to take an additional 18 
months, with the first homes being completed in 2007.  Continued construction and full 
absorption should occur over the next five years. 

Table 2.  Development Timetable
Years

Entitlement Processing and Permitting 1 
Site Engineering, Infrastructure Construction  1.5 
Construction and Sales 5 

Total 7 to 8 

Costs to develop the Kauhale Lani community are preliminary and will be better defined during 
detailed site engineering.  The order of magnitude costs for the development of on-site 
infrastructure and final subdivision layout is expected to be approximately $74.7 million. 
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2.5 OPERATIONS AND MANAGEMENT OF PROPOSED USES

There are no businesses proposed for the Kauhale Lani community.  Operations and management 
are primarily related to tasks associated with the community maintenance and upkeep, which will 
be administered through a Home Owners Association. 

2.5.1 Number of Employees 

Beyond community maintenance and upkeep, there are no uses proposed in Kauhale Lani that 
require employees.  

2.5.2 Employee Housing Plan 

It is not envisioned that any employee housing will be necessary. 

2.5.3 Hours of Operations 

There are no commercial uses proposed in Kauhale Lani. 

2.5.4 Parking

Chapter 19.36 (Off Street Parking and Loading) of the Maui County Code states that single-
family dwellings require two parking spaces for each dwelling unit.  In conformance with the 
code, each home built at Kauhale Lani will have at least two parking spaces. 

2.5.5 Fees Charged to Residents and Visitors 

Based on the size of the community and the amenities currently envisioned, it is estimated the 
Home Owners Association (HOA) fees for Kauhale Lani will be similar to the fees found in 
similar associations (plus future escalation).   

There are no uses envisioned within Kauhale Lani that would involve fees charged to visitors.  
Kauhale Lani’s parks and recreation areas will be open to the public. 

2.6 SUSTAINABLE BUILDING DESIGN

The Office of Environmental Quality Control (OEQC) has issued “Guidelines for Sustainable 
Building Design in Hawaiÿi:  A Planner’s Checklist” (OEQC May 1999) and has requested that 
consideration be made in applying sustainable building techniques to projects.  The OEQC 
Guidelines state, “[a] sustainable building is built to minimize energy use, expense, waste and 
impact on the environment.  It seeks to improve the region’s sustainability by meeting the needs 
of Hawaiÿi’s residents and visitors today without compromising the needs of future generations.” 

Techniques from “Guidelines for Sustainable Building Design in Hawaiÿi:  A Planner’s 
checklist” considered in the Kauhale Lani community design include: 
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Site Selection & Site Design:

1. Select a site with short connections to existing municipal infrastructure (sewer lines, water, 
waste water treatment plant, roads, gas, electricity, telephone, data communication lines and 
services).  Select a site close to mass transportation, bicycle routes and pedestrian access. 

Discussion:  The Kauhale Lani site is adjacent to existing residential uses.  While water and 
wastewater facilities will have to be provided, the site is adjacent to or close to existing roads, 
electrical and telephone facilities, and other services. 

2. Site building(s) to take advantage of natural features and maximize their beneficial effects.  
Provide for solar access, daylighting and natural cooling.  Design ways to integrate the 
building(s) with the site that maximizes and preserves positive site characteristics, enhances 
human comfort, safety and health, and achieves operational efficiencies. 

Discussion:  The site plan for Kauhale Lani has been optimized to minimize grading of the site.  
Buildings will be sited to take advantage of natural features and maximize their beneficial effects 
where practical.

3. Locate building(s) to encourage bicycle and pedestrian access and pedestrian oriented uses.  
Provide bicycle and pedestrian paths, bicycle racks, etc.  Racks should be visible and 
accessible to promote and encourage bicycle commuting.

Discussion:  The design of the Kauhale Lani community provides for pedestrian-friendly streets 
and a perimeter pedestrian/bike trail along the New Hämäkua Ditch.  Street design includes 
slight cranks and bends of roads within the neighborhood to allow for natural traffic calming, and 
continuous sidewalks and street trees to provide a comfortable pedestrian environment.  
Moreover, the 39-acre parcel between Old Haleakalä Highway and Haleakalä Highway will 
provide trails, open space, and other community amenities. 

Building Design:

1. For natural cooling, use: 

Reflective or light colored roofing, radiant barrier and/or insulation, roof vents; 

Light colored paving (concrete) and building surfaces’ 

Tree planting to shade buildings and paved areas; and 

Building orientation and design that captures trade winds and/or provides for 
convective cooling of interior spaces when there is no wind. 

Discussion:  Natural cooling such as street trees that shade buildings and paved areas will be 
included within Kauhale Lani. 

Energy Use:

1. Use renewable energy.  Use solar water heaters and consider the use of photovoltaics and 
Building Integrated Photovoltaics (BIPV).

Discussion:  Maui Land & Pineapple Company, Inc. (ML&P) will require the installation of 
solar water heaters in each home built in Kauhale Lani. 
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Landscape and Irrigation:

1. Incorporate water efficient landscaping (xeriscaping) using the following principles: 
a. Soil analysis/improvement:  Use (locally made) soil amendments and compost for 

plant nourishment, improved water absorption and holding capacity. 
b. Appropriate plant selection:  Use drought tolerant and/or slow growing hardy 

grasses, native and indigenous plants, shrubs, ground covers, trees, appropriate for 
local conditions, tom minimize the need for irrigation. 

c. Mulches:  Use mulches to minimize evaporation, reduce weed growth and retard 
erosion.

Discussion:  Where feasible, landscaping will include the use of locally-made soil amendments 
and compost for plant nourishment, improved water absorption, and holding capacity; the use of 
drought-tolerant and/or slow-growing hardy grasses, native and indigenous plants, shrubs, 
ground covers, and trees appropriate for local conditions to minimize the need for irrigation; and 
the use of mulches to minimize evaporation, reduce weed growth, and retard erosion. 

2. Irrigate with non-potable water or reclaimed water when feasible.  Collect rainwater from 
the roof for irrigation. 

Discussion:  Wastewater will be treated to a high level of quality to provide for reuse.  The 
reclaimed water will be used to irrigate landscaped areas such as the community park.  

2.7 COMMUNITY PLANNING

The Makawao-Pukalani-Kula Community Plan is one of nine community plans for Maui 
County.  It reflects current and anticipated conditions in the Pukalani region and addresses 
planning goals, objectives, policies, and implementation considerations as a decision-making 
guide in the region through the year 2010.  The Makawao-Pukalani-Kula Community Plan
provides specific recommendations to address the goals, objectives, and policies contained in the 
General Plan, while recognizing the values and unique attributes of Makawao-Pukalani-Kula, to 
enhance the region’s overall living environment. 

The Makawao-Pukalani-Kula Community Plan was updated in July 1996.  The update process 
started with the work of the Makawao-Pukalani-Kula Citizens Advisory Committee (CAC).  
This 13-member panel met 18 times for almost one year to identify, formulate, and recommend 
appropriate revisions to the Makawao-Pukalani-Kula Community Plan.

The update process incorporated technical studies and assessments.  The technical studies 
included:  1) Social-Economic Forecast, 2) Land Use Forecast, 3) Infrastructure Assessment, and 
4) Public Facilities and Service Assessment.  As a result of this process, the Kauhale Lani site 
was designated Single Family (SF).  The Land Use Forecast assessment provided a measure of 
existing vacant and undeveloped lands (by Community Plan land use designation) and addressed 
the future needs for each Community Plan region. Designating the Kauhale Lani site SF by the 
CAC reflects the consensus by the community for residential uses on the site.



KAUHALE LANI 

Draft Environmental Assessment 

11

3.0 DESCRIPTION OF THE ENVIRONMENT, 

POTENTIAL IMPACTS, AND MITIGATIVE MEASURES 

This section describes the existing conditions of the physical or natural environment, the 
potential impacts of the Kauhale Lani community on the environment, and mitigative measures 
to minimize impacts. 

3.1 PHYSICAL CHARACTERISTICS

3.1.1 Climate

The climate of the Pukalani region is generally mild, with warm days and cool evenings.  
Kauhale Lani’s mauka location results in cooler temperatures compared to coastal locations at 
lower elevations.  Average daily temperatures in Pukalani range between 60 and 75 degrees 
Fahrenheit.  The Pukalani area receives a moderate amount of rainfall; historical records from 
Haleakalä Ranch show that this area averages about 43 inches of rain per year, with the summer 
months being the driest.  Prevailing winds in the area are northeast tradewinds that reach speeds 
of 10 to 20 miles per hour.  These tradewinds can be slightly stronger during the spring and 
summer months.  During winter months, occasional strong winds from the south or southwest 
can occur. 

Potential Impacts and Mitigation Measures 

Kauhale Lani is not expected to have an effect on climatic conditions.  As such, no mitigative 
measures are proposed.

3.1.2 Geology and Topography 

Geologically, the island of Maui is characterized as East and West Maui, with East Maui 
dominated by Haleakalä Volcano.  Kauhale Lani is located on the windward slopes of Haleakalä, 
a dormant volcano which last erupted around 1790.  Haleakalä was formed through three distinct 
periods of volcanism.  The Honomanu Series formed the primitive shield of Haleakalä during the 
Tertiary Period.  In the Pleistocene Epoch these lavas were completely overlain by the Kula 
Series, which is composed of hawaiite with lesser amounts of alkalic olivine basalt and 
ankaramite.  The Kula lavas are primarily composed of thick aÿa flows with some pähoehoe 
present near the vents.  Following a lengthy period of erosion, a third series of eruptions and 
flows, named the Häna Volcanic Series covered much of the Kula lavas.  However, because the 
north rift zone of the Kula series did not reopen during the third period of volcanism, the Häna 
series is absent from the entire northwestern section of East Maui, where Kauhale Lani is located 
(Macdonald, Abbott, and Peterson 1983). 

The neighborhood site (50-acre parcel) is gently sloping with elevations ranging from 
approximately 1,088 feet up to 1,186 feet.  The slope of the open space site (39-acre parcel) 
varies more, with elevations between 1,110 feet and 1,440 feet.
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Potential Impacts and Mitigative Measures 

No significant impacts on the geology and topography are anticipated as a result of developing 
the community.  The roadways and homesites have been carefully designed and planned to 
minimize the need for extensive grading and conform to the natural contours of the land. 
However, some grading will be necessary for roads and house pads. 

A National Pollutant Discharge Elimination System (NPDES) permit for Construction Storm 
Water Activities will be required from the State of Hawaiÿi Department of Health (DOH).  
During site preparation, storm runoff from the community site will be controlled in compliance 
with the County’s “Soil Erosion and Sediment Control Standards”.  Typical mitigation measures 
include appropriately stockpiling materials on-site to prevent runoff and building over or 
establishing landscaping as early as possible on disturbed soils to minimize length of exposure.   

3.1.3 Soils

Three soil suitability studies have been prepared for lands in Hawaiÿi.  These are the U.S. 
Department of Agriculture (USDA) Soil Conservation Service (now called the Natural 
Resources Conservation Service) Soil Survey, the University of Hawaiÿi Land Study Bureau 
Detailed Land Classification, and the State of Hawaiÿi Department of Agriculture Agricultural 
Lands of Importance to the State of Hawaiÿi (ALISH).  The principal focus of these studies has 
been to describe the physical attributes of Hawaiÿi’s lands and the relative productivity of 
different land types for agricultural production purposes. 

Natural Resources Conservation Service (NRCS).  According to the United States Department 
of Agriculture Soil Conservation Service, Soil Survey of the Islands of Kauai, Oahu, Maui, 
Molokai, and Lanai, State of Hawaii, 1972, the soils of Kauhale Lani include:  Häliÿimaile Silty 
Clay, 3-7% slopes; Häliÿimaile Silty Clay, 7-15% slopes; Rough Broken Land; Häliÿimaile 
Gravelly Silty Clay, 7-15% slopes, eroded; Häliÿimaile Silty Clay Loam, 3-7% slopes; 
Häliÿimaile Silty Clay Loam, 7-15% slopes; and Keähua Silty Clay Loam, 7-15% slopes (see 
Figure 5).  Under the Soil Conservation Service’s Land Capability Grouping, soil types are rated 
according to eight levels, ranging from the highest classification level, I, to the lowest level, VIII.  
Lower case letters following the classification level indicate specific subclasses.  A brief 
description of these soils, along with their Land Capability Grouping rating follows. 

Häliÿimaile Silty Clay (HhB), 3-7 percent slopes.  On these soils, permeability is moderately 
rapid, runoff is slow, and the erosion hazard is slight.  This soil has subangular blocky and 
angular blocky structure.  The soil is strongly acid in the surface layer and strongly acid to 
medium acid in the subsoil.  This soil is used for sugarcane, pineapple, and homesites.  

Approximately 22.8 acres (25 percent) of Kauhale Lani contain HhB soils.  HhB soils are 
rated IIe, irrigated or nonirrigated.  Class II soils have moderate limitations that reduce the 
choice of plants or that require moderate conservation practices.  Subclass IIe soils are 
subject to moderate erosion if they are cultivated and not protected. 

Häliÿimaile Silty Clay (HhC), 7-15 percent slopes.  On this soil, runoff is medium and the 
erosion hazard is moderate.  The soils include cobbly areas and small, moderately steep 
areas.  This soil is used for sugarcane, pineapple, and homesites.  
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Approximately 34.8 acres (39 percent) of Kauhale Lani contain HhC soils.  HhC soils are 
rated IIIe, irrigated or nonirrigated.  Subclass IIIe soils have severe limitations that reduce the 
choice of plants, require special conservation practices, or both.  They are subject to severe 
erosion if they are cultivated and not protected.   

Rough Broken Land (rRR).  Rough Broken Land consists of very steep land broken by 
numerous intermittent drainage channels.  In most places, this land type is not stony, runoff is 
rapid, and geologic erosion is active.  This soil type is used primarily for watershed and 
wildlife habitat.  In places it is used also for pasture and woodland. 

Approximately 3.2 acres (3.5 percent) of Kauhale Lani contain rRR soils.  These soils 
capability classification is VIIe, nonirrigated.  Subclass VIIe soils are very severely limited 
by risk of erosion.   

Häliÿimaile Gravelly Silty Clay (HkC2), 7-15 percent slopes, eroded.  This soil has a profile 
like that of Häliÿimaile Silty Clay, 3 to 7 percent slopes, except that in most places about 50 
percent of the original surface layer has been lost through erosion.  Runoff is medium to 
rapid, and the erosion hazard is severe.  This soil is used for pineapple and pasture. 

Approximately 15.6 acres (17.5 percent) of Kauhale Lani contain HkC2 soils.  HkC2 soils 
are classified as IVe, irrigated or nonirrigated.  Subclass IVe soils are subject to severe 
erosion if they are cultivated and not protected. 

Häliÿimaile Silty Clay Loam (HgB), 3-7 percent slopes.  This soil has a profile like that of 
Häliÿimaile Silty Clay, 3 to 7 percent, except for the texture of the surface layer.  Runoff is 
medium, and the erosion hazard is moderate.  This soil is used for pineapple, pasture, and 
homesites.

Approximately 0.8 acres (1 percent) of Kauhale Lani contain HgB soils.  HgB soils are 
classified as IIe, whether irrigated or nonirrigated.  Subclass IIe soils are subject to moderate 
erosion if they are cultivated and not protected. 

Häliÿimaile Silty Clay Loam (HgC), 7-15 percent slopes.  This soil has a profile like that of 
Häliÿimaile Silty Clay, 3 to 7 percent, except for the texture of the surface layer.  Runoff is 
medium, and the erosion hazard is moderate.  This soil is used for pineapple, pasture, and 
homesites.

Approximately 9.6 acres (11 percent) of Kauhale Lani contain HgC soils.  The capability 
classification of HgC soils is IIIe, irrigated or nonirrigated.  Subclass IIIe soils are subject to 
severe erosion if they are cultivated and not protected.   

Keähua Silty Clay Loam (KnC), 7-15 percent slopes.  The Keähua Series consists of well-
drained soils developed in material weathered from basic igneous rock.  On this soil, runoff is 
slow to medium and the erosion hazard is slight to moderate.  This soil is used for sugarcane 
and pasture.  Small acreages are used for pineapple and truck crops.  
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KnC soil covers approximately 2.8 acres (3 percent) of Kauhale Lani.  This soil is classified 
as IIIe if irrigated, IVe if nonirrigated.  Subclass III e soils are subject to severe erosion if 
they are cultivated and not protected.

Detailed Land Classification.  The University of Hawaiÿi Land Study Bureau document titled
Detailed Land Classification, Islands of Kauai, Oahu, Maui, Molokai, and Lanai classifies the 
land of Kauhale Lani as Fair (C), Poor (D), and Very Poor (E) (see Figure 6).  Approximately 
21.6 acres are classified as C21, 18 acres as E96, and 49 acres as D44.  For non urban areas the 
Detailed Land Classification classifies land based on a five-class productivity rating system 
using the letters A, B, C, D, and E, where A represents the highest class of productivity and E the 
lowest.  The characteristics of the specific land types of Kauhale Lani are detailed in Table 3 
below.

Table 3.  Detailed Land Classification for Kauhale Lani
C21 E96 D44

Machine Tilability Well-suited Not suited Well-suited 
Stoniness Nonstony Nonstony to rocky Nonstony 

Depth (inches) Deep, over 30 Variable Deep, over 30 
Slope (%) 0-10, predominantly 5 36-80, predominantly 45 0-10, predominantly 8 

Texture Fine
Moderately fine to 

medium 
Fine

Drainage Well-drained Well-drained Well-drained 
Mean Annual Rainfall 

(inches)
30 to 40 40 to 60 20 to 35 

Elevation (feet) 100 to 1200 100 to 5000 0 to 1200 

Color Dark reddish brown 
Dark brown to dark 

reddish brown 
Dark reddish brown 

Soil Series Kahana, Haliimaile 
Rough broken lands, C 

zones
Lahaina, Keahua 

Major Existing Uses Pineapple, sugar cane Grazing, forest Pineapple, sugar cane 

District Lahaina, Makawao 
Lahaina, Wailuku, Hana, 

Makawao 
Lahaina, Makawao 

Agricultural Lands of Importance to the State of Hawaiÿi.  The State of Hawaiÿi Department 
of Agriculture’s Agricultural Lands of Importance to the State of Hawaiÿi (ALISH) system of 
defining agricultural suitability classifies the soils of Kauhale Lani as Prime Agricultural Land, 
Other Agricultural Land, and “not classified” (see Figure 7). 

Prime Agricultural Land is land best suited for the production of food, feed, forage, and fiber 
crops.  When treated and managed, including water management, according to modern farming 
methods, the land has the soil quality, growing season, and moisture supply needed to 
economically produce sustained high yields of crops.  Approximately 30 acres of the 50-acre 
parcel are classified as Prime Agricultural Land. 

Other Agriculture Land is land other than Prime or Unique Agricultural Land that is also of 
statewide or local importance for the production of food, feed, fiber, and forage crops.  The lands 
in this classification are important to agriculture in Hawaiÿi yet they exhibit properties, such as 
seasonal wetness, erosion, limited rooting zone, slope, flooding, or drought, that exclude them 
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from the Prime or Unique Agricultural Land classifications.  When properly managed, these 
lands can be farmed satisfactorily and produce fair to good crop yields by applying greater inputs 
of fertilizer and other soil amendments, providing drainage improvements, implementing erosion 
control practices, and providing flood protection .  The remaining 20 acres of the 50-acre parcel 
and approximately 32.6 acres of the 39-acre parcel are classified as Other Agricultural Land, for 
a total of 52.6 acres.  The remaining 6 acres of the 39-acre parcel are not classified. 

Potential Impacts and Mitigation Measures 

The 50-acre parcel of the Kauhale Lani site is dominated by Häliÿimaile Silty Clay, 3-7 percent 
slopes (HhB) and 7-15 percent slopes (HhC).  In its natural state, this land is not irrigated.  The 
non-irrigated capability classification of the 50-acre parcel has a subclass rating of IIIe, which 
indicates severe limitations and erosion potential when cultivated and not protected.  Without 
irrigation, these lands are naturally unsuitable for agriculture.  Therefore, the change in land use 
from agricultural to residential will not have a significant impact on the inventory of valuable 
agricultural lands.  Maui Pineapple Company, Ltd. (MPC) (a subsidiary of ML&P) is currently 
using its existing pineapple fields more efficiently and has increased pineapple production 
without expanding its number of fields.  This increase in productivity will balance the loss of 
agricultural land.  Kauhale Lani will not have a negative impact on ML&P’s agricultural 
operations.

The 39-acre parcel is not cultivated due to its topography and soil types.  Upon completion of the 
Kauhale Lani community, adequate landscaping will be implemented to minimize erosion. 

Impacts to the soils include the potential for soil erosion and the generation of dust during 
construction.  Clearing and grubbing activities will temporarily disturb the soil retention values 
of the existing vegetation and expose soils to erosion forces.  Some wind erosion of soils could 
occur without a proper watering and re-vegetation program.  Heavy rainfall could also cause 
erosion of soils within disturbed areas of land. 

To the extent possible, improvements will conform to the contours of the land, further limiting 
the need for extensive grading of the site.  In addition, graded areas will be limited to specific 
areas for short periods of time. 

Measures taken to control erosion during the site development period will include: 

Minimizing the time of construction; 

Retaining existing ground cover as long as possible; 

Constructing drainage control features early; 

Using temporary area sprinklers in non-active construction areas when ground cover is 
removed;

Providing a water truck on-site during the construction period to provide for immediate 
sprinkling as needed; 

Using temporary berms and cut-off ditches, where needed, for control of erosion; 

Watering graded areas when construction activity for each day has ceased; 

Grassing or planting all cut and fill slopes immediately after grading work has been 
completed; and 
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Installing silt screens where appropriate. 

All construction activities will comply with all applicable Federal, State, and County regulations 
and rules for erosion control.  Before issuance of a grading permit by the County of Maui, the 
final erosion control plan and best management practices required for the NPDES permit will be 
completed.  All construction activities will also comply with the provisions of Chapter 11-60.1, 
HAR, Section 11-60.1-33, Fugitive Dust. 

After construction, the establishment of permanent landscaping will provide long-term erosion 
control.

3.1.4 Agricultural Impact 

Existing Conditions 

Both the 50-acre and the 39-acre Kauhale Lani community parcels are former pineapple fields.  
Maui Pineapple Company, Ltd. (MPC) ended pineapple cultivation on these parcels in 2002.  
The fields have been fallow since then, with the exception of a small section of the 39-acre 
parcel, on which MPV cultivated organic pineapple until 2003.   

Both parcels are inefficient to farm as part of MPC operations since the Pukalani Bypass 
separated these parcels from other contiguous, more suitable MPC pineapple fields.  As MPC 
downsizes its operations to focus on the fresh fruit market, it is focusing on the best and most 
efficient land to farm.  MPC is keeping its best land in cultivation and exploring options to 
cultivate pineapple on other more suitable lands. 

Potential Impacts sand Mitigative Measures

Creation of Kauhale Lani will require that the approximately 89 acres of land previously used for 
pineapple cultivation be permanently withdrawn from agricultural use.  This will amount to 
about one percent of the approximately 5,800 acres currently in pineapple cultivation by Maui 
Pineapple Company, Ltd.  Kauhale Lani will not lead to a decrease in ML&P’s agricultural 
viability.

In conformance with the Makawao-Pukalani-Kula Community Plan, Kauhale Lani will provide 
for the carefully considered expansion of Pukalani within a defined area, while preserving the 
surrounding agricultural land and open space that is so valuable to the character of the region.  
The New Hämäkua Ditch provides a natural boundary to the edge of Pukalani.  By limiting 
residential uses to an appropriate area, Kauhale Lani allows for needed housing while respecting 
and acknowledging the value of agricultural land and open spaces. 

ML&P maintains a long-term commitment to agriculture.  Strengthening its agricultural 
operations is one of the company’s foremost goals.  While focusing on the market demand for 
fresh whole pineapple, MPC still produces pineapple for canning.  However, the shift toward 
fresh pineapple production has allowed MPC to compete against other producers.
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In addition to its pineapple operations, ML&P is exploring a wide array of diversified 
agricultural opportunities and conducting field trials on new crops. 

To further diversify agriculture, ML&P is expanding their agricultural base via a new entity 
called Maui Agricultural Partners.  Maui Agricultural Partners will support a diverse community 
of farming partnerships to enable the sharing of knowledge, infrastructure, and costs.  The goal 
of Maui Agricultural Partners is to become a “grower of growers” through entrepreneurial 
programs allowing Maui farmers to develop the talent base necessary to grow Maui’s diversified 
agriculture industry.  As a partner, ML&P is committed to a long-term stake in sustaining 
farming operations as evidenced by its investment of land and technical and financial resources. 

Removing the 89 acres of land slated for Kauhale Lani will not have a negative impact on 
ML&P’s agricultural operations.  

Regarding potential nuisance complaints from Kauhale Lani residents about ongoing 
neighboring sugar cultivation operations, ML&P will notify all prospective buyers and lessees 
that the Hawaiÿi Right to Farm Act (Chapter 165, HRS) limits the circumstances under which 
pre-existing farm activities may be deemed a nuisance. 

3.1.5 Identification of Chemicals and Fertilizers

Existing Conditions 

Maui Pineapple Company, Ltd. (MPC) formerly cultivated pineapple on the Kauhale Lani site.  
As part of its agricultural operations, MPC uses fertilizers, pesticides, fungicides, herbicides, and 
plant growth regulators in compliance with all product labeling and applicable government 
regulations.

Fertilizers.  MPC uses the following fertilizers—which provide nutrients essential for plant 
growth—as part of its pineapple operations:  UAN-32 (Urea-Ammonium nitrate), urea, 
potassium sulfate, potassium chloride, Treble Super Phosphate, rock phosphate, lime, 
magnesium sulfate, iron sulfate, and zinc sulfate. 

Pesticides.  MPC uses the following pesticides—to control nematodes, ants, or, other insects—as 
part of its pineapple operations:  Telone II Soil Fumigant (1, 3 dichloropropene), Nemacur 3 
(Fenamiphos), Vydate (Oxamyl), Thiodan (Endosulfan), Amdro Pro Fire Ant Bait 
(Hydramethylnon), and Diazinon 50W (Diazinon). 

Fungicides, Herbicides, and Plant Growth Regulators.  MPC uses the following fungicides, 
herbicides, and plant growth regulators—to regulate plant growth, induce flowering, control 
weeds, or control disease—as part of its pineapple operations:  Ethrel 4 or Ethephon 2 
(Ethephon), Ethylene gas (Ethylene), Karmex DF or Direx L (Diuron), Evik (Ametryne), Hyvar 
X (Bromacil), Aliette (Fosethyl-Al), Phosguard (Phosphorous acid), Tilt (Propiconazole), 
Herbimax, Assure II Herbicide (Qualifop-ethyl), Velpar (Hexazinone), and Round-up 
(Glyphosate).
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Potential Impacts and Mitigative Measures 

The creation of the Kauhale Lani community is expected to significantly reduce the amount of 
fertilizers, pesticides, fungicides, herbicides, and plant growth regulators used on the site relative 
to the former agricultural uses.  

Overfertilization of Kauhale Lani landscaping will be avoided to ensure that the community does 
not contribute additional nutrients entering the ground.  Common nitrogen/phosphorus/ potash 
mixed fertilizers are anticipated to be applied to lawn areas, groundcover, shrubs, and trees.  
With proper irrigation management practices, leaching and runoff of fertilizers should be 
negligible.  

Within Kauhale Lani, the use of herbicides will generally be limited to the initial landscaping 
period on the site.  Anticipated application of pesticides will be used as a treatment rather than a 
preventative measure.  As a treatment, application will be limited.  In addition, plant selection 
will be based on hardiness, drought tolerance, pest resistance, as well as aesthetic concerns. 

3.1.6 Natural Hazards 

Existing Conditions 

Natural hazards impacting the Hawaiian Islands include hurricanes, tsunamis, volcanic eruptions, 
earthquakes, and flooding. 

Devastating hurricanes have impacted Hawaiÿi twice since 1980:  Hurricane ÿIwa in 1982 and 
Hurricane ÿIniki in 1992.  While it is difficult to predict these natural occurrences, it is 
reasonable to assume that future events could be likely given the recent record. 

Tsunamis are large, rapidly moving ocean waves triggered by a major disturbance of the ocean 
floor, which is usually caused by an earthquake but sometimes can be produced by a submarine 
landslide or a volcanic eruption.  About 50 tsunamis have been reported in the Hawaiian Islands 
since the early 1800s.  Seven caused major damage, and two of these were locally generated.  
The Kauhale Lani community is outside of the Civil Defense Tsunami Evacuation Zone.   

Volcanic hazards in the Pukalani area are considered minimal due to the dormant status of 
Haleakalä Volcano, which last erupted in 1790 (MacDonald, Abbott, and Peterson 1983). 

In Hawaiÿi, most earthquakes are linked to volcanic activity, unlike other areas where a shift in 
tectonic plates is the cause of an earthquake.  Each year, thousands of earthquakes occur in 
Hawaiÿi, the vast majority of them so small they are detectable only with highly sensitive 
instruments.  However, moderate and disastrous earthquakes have rocked the islands. 

The 1938 Maui Earthquake, with a magnitude of 6.7-6.9 on the Richter Scale and an epicenter 
six miles north of Maui, created landslides and forced the closure of the road to Häna.  Damaged 
water pipes and ground fractures also were reported in Lahaina. 
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Flood hazards are primarily identified by the Flood Insurance Rate Map (FIRM) prepared by the 
Federal Emergency Management Agency (FEMA), National Flood Insurance Program.  
According to the FIRM, Kauhale Lani community is located in Zone C, areas of minimal 
flooding (Figure 8).

Potential Impacts and Mitigation Measures 

Kauhale Lani will not exacerbate any hazardous conditions.  All structures will be constructed 
for protection from earthquakes and the destructive winds and torrential rainfall of tropical 
hurricanes in accordance with the Building Code adopted by the County of Maui. 

3.1.7 Flora

Existing Conditions 

No threatened, endangered, or species of concern were observed on the Kauhale Lani site during 
a botanical field survey conducted in May 2004 (Char 2004).  Former pineapple fields (fallow 
since 2002) covered the majority of the two parcels that make up the Kauhale Lani community 
site.  Weedy species commonly associated with agricultural lands are usually found as a narrow 
band along the edges of fields that border roads, ditches, and other uncultivated areas.  Further 
descriptions of the various botanical resources are summarized below.  Appendix B contains the 
complete botanical survey. 

50-acre Parcel. The 50-acre parcel was fallow at the time of the field survey.  A few rock piles 
are scattered through the parcel, which support a cover of green panicgrass (Panicum maximum 
var. trichoglume) and sourgrass (Digitaria insularis).  Flora found along the perimeter of this 
parcel consists mainly of weedy species including green panicgrass, Natal redtop grass (Melinis
repens), Spanish needle (Bidens pilosa), fireweed (Senecio madagascariensis), spiny amaranth 
(Amaranthus spinosus), pualele (Emilia fosbergii), Crassocephalum crepidioides, Cuba jute (Sida
rhombifolia), goosegrass (Eleusine indica), sourgrass, swollen fingergrass (Chloris barbata),
Brachiaria subquadripara, and crabgrass (Digitaria sp.).  A row of oleander shrubs (Nerium
oleander) is planted alongside the highway.  Additionally, two native species, popolo (Solanum
americanum) and ‘uhaloa (Waltheria indica), were found. 

Along the ditch, the weedy vegetation found includes:  Spanish needle, sowthistle (Sonchus
oleraceus), crabgrass, spiny amaranth, koa haole shrubs (Leucaena leucocephala), California 
grass (Brachiaria mutica), castor bean (Ricinus communis), hairy abutilon (Abutilon 
grandifolium), ‘ilima (Sida fallax), and koali ‘awa (Ipomoea indica). 

The band of weedy vegetation adjacent to the residential area is similar to that found along the 
highway, but also includes cheeseweed (Malva parviflora), apple of Peru (Nicandra physalodes), 
Jimson weed (Datura stramonium), California grass, lion’s ear (Leonotis nepetifolia), prickly 
lettuce (Lactuca serriola), and a yellow-flowered morning glory (Ipomoea ochracea).  A few 
landscape plantings from the adjacent yards spill over onto the parcel; these include New 
Zealand spinach (Tetragonia tetragonioides), aloe (Aloe vera), and guava (Psidium guajava).
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39-acre Parcel. Flora on the 39-acre parcel consists mainly of overgrown pineapple fields.  The 
pineapple fields on the eastern half of the parcel appear to have been more recently abandoned 
since the rows of pineapple plants are not as overgrown and the weedy assemblage of species, 
mostly Natal redtop grass and sourgrass, occur along the edge of the fields and on the dirt roads.  

On the western half of the parcel, the old fields are open and grassy with a few remnant clumps 
of pineapple plants.  Additional botanical resources found on the western half of this parcel 
include sourgrass, Natal redtop, Guinea grass (Panicum maximum), green panicgrass, sourbush 
shrubs (Pluchea carolinensis), spiny amaranth, golden crown-beard (Verbesina encelioides),
castor bean, lion’s ear, pualele, Spanish needle, Cuba jute, Fireweed, and a few koa haole shrubs 
with koali ‘awa vines growing on them. 

On this parcel there is a planting of various Eucalyptus species, 40 to 70 feet tall, bordering 
Haleakalä Highway and also a few trees of silk oak (Grevillea robusta) and Chinaberry (Melia 
azedarach).  Koa haole and Christmas berry (Schinus terebinthifolius) shrubs form scattered, 
small thickets under the tree canopy.  Ground cover consists of scattered clumps of Guinea grass, 
along with a few weedy plants of maile hohono (Ageratum conyzoides), Spanish needle, burbush 
(Triumfetta sp.), and Jamaica vervain (Stachytarpheta jamaicensis).  However, areas with bare 
soil and leaf and branch litter are common. Axis deer tracks and scats are occasionally 
encountered.  A few native species are quite common in this forested area.  Shrubs of ‘a‘ali‘i 
(Dodonaea viscosa) and ÿäkia (Wikstroemia oahuensis), three to eight feet tall, are common to 
occasional.  ‘Uhaloa and ‘ilima are found along the edge of the tree planting.  Vines of Sicyos 
hispidus, a member of the cucumber or squash family, are found on the edge of the tree planting 
facing the highway.  This species of Sicyos is easily identified by its fuzzy fruits. 

The small gully found between the Eucalyptus planting and the overgrown pineapple fields 
supports abundant patches of Napier or elephant grass (Pennisetum purpureum) as well as dense 
clumps of Guinea grass.  Neonotonia wightii, a member of the pea family, is locally abundant in 
some places, forming tangled mats over the grasses and scattered koa haole shrubs. 

There were seven native species observed on the site.  Of the seven native species, five are 
indigenous, that is, they are native to the Hawaiian Islands and elsewhere and two are endemic 
that is, they are native only to the Hawaiian Islands.  The native species found include: popolo 
(Solanum americanum), ‘uhaloa (Waltheria indica), koali ‘awa (Ipomoea indica), ‘ilima (Sida
fallax), and ‘a‘ali‘i (Dodonaea viscosa).  The endemic species include: ‘äkia (Wikstroemia 
oahuensis) and Sicyos. 

Potential Impacts and Mitigative Measures 

Kauhale Lani is not expected to have a significant negative impact on botanical resources since 
no threatened, endangered, or species of concern are known to occur on the site.  If feasible, the 
Eucalyptus trees on the 39-acre parcel will be retained and kept in open space as the topography 
is rough and broken, and the erosion hazard is of some concern. 

Kauhale Lani will include new landscaping appropriate to the residential setting.  Design 
standards for the community will include a unified streetscape planting theme and program to 
ensure the appropriate use of landscaping and compliance with the Maui County Planting Plan.  
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New landscaping will include non-invasive species and, where feasible, native and indigenous 
plants.  Drought-tolerant, hardy plants and grasses will also be use where feasible to minimize 
the need for irrigation.

3.1.8 Fauna

Existing Conditions 

No threatened or endangered species of birds or mammals were observed on the Kauhale Lani 
site during an avifaunal and feral mammal field survey conducted on May 1 and 2, 2004 (Bruner 
2004).  In addition, no native land birds, native waterbirds, seabirds, or migratory birds were 
observed.  The absence of these birds was expected, given the location of the site, the available 
habitats, and the time of year.  Results of the survey are summarized below.  Appendix C 
contains the complete survey. 

Fourteen species of alien birds were tallied on the survey, which are listed below: 

COMMON NAME SCIENTIFIC NAME

Cattle Egret Bulbucus ibis 

Gray Francolin Francolinus pondicerianus 

Black Francolin Francolinus francolinus 

Red Junglefowl Gallus fallus 

Spotted Dove Streptopelia chinensis 

Zebra Dove Geopelia striata 

Japanese White-eye Zosterops japonicus 

Northern Mockingbird Mimus polyglottos 

Common Mynah Acridotheres tristis 

Red-crested Cardinal Paroaria coronata 

Northern Cardinal Cardinalis cardinalis 

House Finch Capodacus mexicanus 

Nutmeg Mannikin Lonchura punctulata 

Chestnut Mannikin Lonchura atricapilla 

Two cats (Felis catus) were the only type of mammal seen during the avifaunal and feral 
mammal field survey.  Given the proximity of nearby homes it is possible that these cats are pets.  
It is likely that rats (Rattus spp.), Small Indian Mongoose (Herpestes auropunctatus), and mice 
(Mus musculus) occur in this area.  Axis deer tracks and scats were also observed during the 
botanical survey.  No endangered Hawaiian Hoary Bats (Lasiurus cinereus semotus) were 
detected on the night survey using the ultrasound detector, which was expected since there are 
very few bats on Maui.
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Potential Impacts and Mitigative Measures 

Kauhale Lani is not expected to impact threatened, endangered, or native species of wildlife, 
since none were observed on the site.  All of the birds and mammals found on the site are alien 
species.

3.2 ASSESSMENT OF THE HUMAN ENVIRONMENT, POTENTIAL IMPACTS, AND 

MITIGATIVE MEASURES

This section describes the existing conditions of the human environment, potential impacts of the 
Kauhale Lani community, and mitigative measures to minimize any impacts. 

3.2.1 Archaeological and Historic Resources 

Archaeological Services Hawaii conducted an archaeological inventory survey of the Kauhale 
Lani community site in November 2004.  Research was conducted in three stages:  1) research of 
archaeological and historical literature for background information and to enhance site 
predictability and interpretation; 2) a surface survey; and 3) subsurface testing.  Findings of the 
survey are summarized below.  Appendix D contains the complete report. 

Existing Conditions 

No cultural remains were encountered during the surface survey or in any of the trenches.  A 
total of 15 trenches were excavated in the 50-acre parcel and 10 trenches in the 39-acre parcel.

Potential Impacts and Mitigative Measures 

Based on the negative results of subsurface testing in both parcels, together with evidence for 
previous disturbances in the area from pineapple cultivation, no impacts to archaeological 
resources are anticipated.  No further archaeological inventory work is recommended.  However, 
due to the presence of significant sites in the vicinity but not within the Kauhale Lani site, 
archaeological monitoring is recommended during initial construction activities to ensure that 
any subsurface cultural remains or deposits underlying the till zone are properly documented.  
Prior to commencing any construction activities, an archaeological monitoring plan will be 
prepared for approval by the State Historic Preservation Division (SHPD).

All construction plans will include the following language as normally recommended by the 
State Historic Preservation Division: 

Should historic remains such as artifacts, burials, concentrations of shell or charcoal be 
encountered during the construction activities, work shall cease immediately in the 
immediate vicinity of the find and the find shall be protected from further damage.  The 
contractor shall immediately contact the State Historic Preservation Division at 692-8015 
which will assess the significance of the find and recommend an appropriate mitigation 
measure, if necessary. 

The archaeological inventory survey has been submitted to the SHPD for review. 
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3.2.2 Cultural Resources 

CKM Cultural Resources prepared a cultural assessment for the Kauhale Lani community in 
January 2005.  The assessment included historical research and interviews with people 
knowledgeable of the area.  Appendix E contains the complete report. 

Existing Conditions 

The cultural assessment concludes that “…no cultural or archaeological properties were found 
for preservation on this [Kauhale Lani] project site.”  The assessment also concludes that “no 
evidence of past or present use for Hawaiian cultural practices, resources, or beliefs were found 
in the study area.”

Kauhale Lani is located in the ahupuaÿa of Kula, in the ÿili of Makaÿeha (the historical name for 
Pukalani).  The report identified several areas of cultural importance in the neighboring ÿili.  
However, many of the culturally significant sites such as heiau and ahu no longer exist in 
Makaÿeha, primarily due to prior ranching in the area.  Before it was under pineapple cultivation, 
the 50-acre parcel was a ranch established by the Enos family.  During that time, much of the 
land was cleared for cattle ranching.  After the ranching era, an influx of population moved to the 
area, leaving little behind of what was already destroyed during ranching times.  No known 
Hawaiian cultural or spiritual practices were performed on the either the 39-acre or 50-acre 
parcel.

Historically, medicinal plants and other vegetation of cultural importance grew in the area.  
Today, the region is overrun with foreign plants, wild feral and fowl, which have left much of 
Kula’s natural habitat destroyed.

Potential Impacts and Mitigative Measures 

No impacts to cultural resources, practices, and beliefs are anticipated as a result of the proposed 
community.  The cultural assessment concludes that the Kauhale Lani community “…will not 
have any significant adverse effects to native Hawaiian traditional and customary rights…”  
Although the area is culturally associated with neighboring ÿili, no significant cultural resources 
or ongoing cultural practices are associated with the Kauhale Lani site.  Kauhale Lani will not 
substantially affect the economic welfare, social welfare, and cultural practices of the community 
or State. 

3.2.3 Traffic

Phillip Rowell and Associates prepared a Traffic Impact Analysis Report (TIAR) for Kauhale 
Lani in May 2005 to:  1) determine and describe the traffic characteristics of Kauhale Lani; 2) 
quantify and document the traffic related impacts of Kauhale Lani; and 3) identify and evaluate 
traffic related improvements required to provide adequate access to and egress from Kauhale 
Lani and mitigate traffic impacts.  Key elements of the analysis are summarized below.  
Appendix F contains the complete report. 
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Existing Conditions 

Haleakalä Highway (Pukalani Bypass).  Haleakalä Highway (Pukalani Bypass) forms the 
eastern boundary of the 39-acre parcel and serves as the primary arterial roadway in the 
Upcountry region.  It is generally oriented in the mauka-makai direction and connects to other 
regional highway systems serving other parts of the island.  Haleakalä Highway is connected to 
Old Haleakalä Highway, Häna Highway, and Kula Highway. 

Between Häna Highway and Old Haleakalä Highway, Haleakalä Highway is a two-way, three-
lane highway with a posted speed limit of 55 miles per hour (mph).  East of the intersection with 
Old Haleakalä Highway, Haleakalä Highway is a divided two-way, four-lane highway with a 45 
mph posted speed limit until its intersection with Makani Avenue.  East of Makani Avenue, 
Haleakalä Highway is a divided two-way, four-lane highway with a 45 mph posted speed limit 
until its intersection with Makawao Avenue.  East of Makawao Avenue until Kula Highway, 
Haleakalä Highway is a divided two-way, three-lane highway with a 45 mph posted speed limit. 

Old Haleakalä Highway.  Old Haleakalä Highway is a two-way, two-lane County-owned 
highway with a 35 mph posted speed limit.  The intersection of Old Haleakalä Highway and 
Haleakalä Highway is unsignalized.  The intersection of Old Haleakalä Highway and Makawao 
Avenue is controlled by a traffic signal system with eastbound and northbound left-turn lanes. 

Makawao Avenue.  Makawao Avenue is a two-way, two-lane County-owned roadway with a 30 
mph posted speed limit.  The intersection of Makawao Avenue and Haleakalä Highway is 
controlled by a traffic signal system with northbound, eastbound, westbound, and southbound 
left-turn lanes 

Makani Road.  Makani Road is a two-way, two-lane County-owned roadway with a 30 mph 
posted speed limit.  The intersection of Makani Road and Haleakalä Highway is unsignalized; 
however, the State of Hawaiÿi Department of Transportation plans to signalize the intersection.  
A scheduled completion date is not known, but it assumed that the signal will be installed by the 
time Kauhale Lani is built.  The intersection has southbound and northbound left-turn lanes. 

Häna Highway.  South of Haleakalä Highway, Häna Highway is a divided two-way, two-lane 
State-owned highway with a 55 mph posted speed limit.  North of Haleakalä Highway, Häna 
Highway is a two-way, four-lane State-owned highway with a 55 mph posted speed limit.  The 
intersection of Häna Highway and Haleakalä Highway is controlled by a traffic signal system 
with eastbound and southbound left-turn lanes. 

Pukalani Street.  Pukalani Street is a two-way, four-lane County-owned roadway with a 20 mph 
posted speed limit.  The intersection of Pukalani Street and Old Haleakalä Highway is controlled 
by a traffic signal system with southbound and westbound left-turn lanes. 

Kula Highway.  Kula Highway is a two-way, two-lane State-owned highway with a 45 mph 
posted speed limit.  The intersection of Kula Highway and Haleakalä Highway is controlled by a 
traffic signal system with westbound left-turn lanes. 
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Koea Place.  Koea Place is a two-way, two-lane County-owned roadway.  Koea Place is a 
connection that is not intended to be an access and egress point of Kauhale Lani but could 
provide a connection between the existing Lower Pukalani Terrace subdivision and the Kauhale 
Lani community without having to use Old Haleakalä Highway. 

Aÿeloa Road.  Aÿeloa Road is a County-owned, unimproved right-of-way that runs along the 
southern boundary of the Kauhale Lani site.  This right-of-way is not paved or in use and will not 
be used as an access point to Kauhale Lani. 

The TIAR studied the following intersections: 
1. Haleakalä Highway at Kula Highway/Old Haleakalä Highway 
2. Haleakalä Highway at Makawao Avenue 
3. Haleakalä Highway at Makani Road 
4. Haleakalä Highway at Old Haleakalä Highway 
5. Haleakalä Highway at Häna Highway 
6. Old Haleakalä Highway at Makawao Avenue 
7. Old Haleakalä Highway at Pukalani Street 
8. Old Haleakalä Highway at Makani Road 
9. Old Haleakalä Highway the primary Kauhale Lani entrance (Drive B) 
10. Old Haleakalä Highway the secondary Kauhale Lani entrance (Drive A) 

Highway Capacity Analysis.  A highway capacity analysis was conducted for the above 
intersections using data from:  1) manual traffic counts during AM and PM peak traffic times; 
and 2) other related development projects within and adjacent to the study area.  Regarding other 
related development projects, this list included both development projects and anticipated 
roadway improvement projects.

The analysis indicates that, in general, several key intersections are currently operating below 
acceptable levels, meaning that traffic at the intersections experience long delays.  However, the 
operations at these intersections are a result of regional traffic. 

Potential Impacts 

The traffic analysis indicates that peak hour traffic at several key intersections will continue to 
operate below acceptable levels with or without the Kauhale Lani community because of heavy 
background traffic levels.  Traffic generated by Kauhale Lani will comprise a small percentage 
(1.3 percent or less) of the total projected number of vehicles that will use these intersections 
during peak hours.  This is a clear indication that the delays at the intersections are a regional 
issue that must be addressed on a regional basis.   

Mitigative Measures 

To mitigate traffic concerns, improvements as identified in the Maui Long-Range Land 
Transportation Plan should be implemented.  Maui Land & Pineapple Company Inc. will 
contribute its pro-rata share for these improvements based on the quantifiable impacts from 
Kauhale Lani.
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Maui Land & Pineapple Company Inc. will provide a left-turn refuge lane on Old Haleakalä for 
left-turns into the primary Kauhale Lani entrance (Drive B).  At the secondary entrance only 
right turns (in and out) will be allowed to prevent traffic delays at the intersection of Haleakalä 
Highway and Old Haleakalä Highway.

One of the positive results of Kauhale Lani’s design is its compact community plan.  This will 
further contribute to the feasibility of public transportation by providing a concentrated 
population within a walkable community, thus enabling many people to walk a short distance to 
get to a transit stop.  Should transit service on Maui become available in future years, Kauhale 
Lani will be an ideal community to service. 

3.2.4 Air Quality 

B. D. Neal & Associates prepared an air quality impact assessment to:  1) examine the potential 
short- and long-term air quality impacts related to the Kauhale Lani community; and 2) suggest 
mitigative measures to reduce any potential air quality impacts where possible and appropriate.  
The air quality assessment is summarized below.  Appendix G contains the full study. 

Existing Conditions 

The air quality in the Pukalani area is generally good.  Existing impacts to air quality include 
periodic impacts from distant volcanic emissions (VOG) and possibly occasional localized 
impacts from traffic congestion or agricultural activities. 

Regional and local climate together with the amount and type of human activity generally dictate 
the air quality of a given location.  The climate of the Pukalani area is very much affected by its 
mauka location on the slopes of Haleakalä.  Winds are often breezy trade winds from the north or 
northeast.  Temperatures in the Pukalani area are relatively cool due to the upcountry elevation 
with an average daily temperature range of about 60 to 75 degrees Fahrenheit.  Average annual 
rainfall in the area amounts to about 43 inches. 

Both Federal and State standards have been established to maintain ambient air quality.  Seven 
parameters are regulated:  particulate matter, sulfur dioxide, hydrogen sulfide, nitrogen dioxide, 
carbon monoxide, ozone, and lead.  State of Hawaiÿi air quality standards are either equally or 
more stringent than the comparable national standards. 

Potential Impacts 

Short-Term Impacts.  Short-term impacts from fugitive dust will likely occur during the 
Kauhale Lani construction phase.  To a lesser extent, exhaust emissions from stationary and 
mobile construction equipment, from disruption of traffic, and from worker’s vehicles may also 
affect air quality during the construction period. 

Long-Term Impacts.  After construction, motor vehicles coming to and from Kauhale Lani will 
result in a long-term increase in emissions in the area.  To assess the impact of emissions from 
vehicles, an air quality modeling study was undertaken to estimate current ambient 
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concentrations of carbon monoxide at several intersections in the Kauhale Lani vicinity and to 
predict future levels both with and without the community. 

Model results indicated that present one-hour and eight-hour carbon monoxide concentrations 
are well within both Federal and State ambient air quality standards.  In the year 2010, without 
Kauhale Lani, carbon monoxide concentrations are predicted to remain unchanged or decrease 
somewhat at two of the three locations studied despite the expected increase in ambient traffic 
volumes.  This is because older vehicles that emit more air pollution will be replaced with newer 
vehicles during the intervening years.  With Kauhale Lani in the year 2010, maximum carbon 
monoxide concentrations are estimated to increase by about seven percent or less in the vicinity 
compared to the without Kauhale Lani case.  Nonetheless concentrations are predicted to remain 
within Federal and State standards.  Implementing mitigation measures for traffic-related air 
quality impacts is thus unnecessary and unwarranted. 

Electrical Demand and Solid Waste Disposal.  The air quality study concludes that significant 
long-term impacts on air quality are unlikely due to indirect emissions associated with the 
community’s electrical power and solid waste disposal requirements.  Nevertheless, Kauhale 
Lani will include energy conservation design features (such as solar water heating), conservation 
and recycling programs to further reduce any associated impacts and conserve the island’s 
resources.

Mitigative Measures 

Mitigation measures will be implemented to minimize potential air quality impacts, as listed 
below.

Short-Term Construction Activities.  All construction activities will comply with the 
provisions of HAR, Chapter 11-60.1, “Air Pollution Control,” Section 11-60.1-33, Fugitive Dust.  
In compliance with these provisions a dust control plan will be implemented. 

Fugitive dust emissions will be controlled to a large extent by watering of active work areas, 
using wind screens, keeping adjacent paved roads clean, and by covering of open-bodied trucks.  
Other dust control measures that may be implemented include limiting the area disturbed at any 
given time and/or mulching or stabilizing inactive areas that have been worked.  Paving and 
landscaping early in the construction schedule will also reduce dust emissions.

Exhaust emissions from construction equipment can be mitigated by moving equipment and 
workers to and from the site during off-peak traffic hours. 

Long-Term Operations.  Because traffic-related emissions are expected to remain within 
Federal and State standards, the air quality study concludes that implementing mitigation 
measures for traffic-related air quality impacts is unnecessary and unwarranted. 

While significant long-term impacts on air quality due to indirect emissions associated with 
Kauhale Lani electrical power and solid waste disposal requirements are unlikely, Kauhale Lani 
will include energy conservation design features (such as solar water heating) and conservation 
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and recycling programs to further reduce any associated impacts and conserve the island’s 
resources.

3.2.5 Noise

D.L. Adams Associates, Ltd. prepared an environmental noise assessment report for the Kauhale 
Lani community to examine potential noise impacts and suggest possible mitigation measures.  
Key elements of the report are summarized below.  Appendix H contains the complete report. 

Existing Conditions 

The dominant noise sources in the vicinity of the Kauhale community site are from traffic on 
Haleakalä Highway (Pukalani Bypass).  Other noise sources include vehicular traffic on other 
roads in the area, occasional aircraft flyovers, wind, birds, and crickets.  Existing agricultural 
operations nearby can also contribute to noise in the area depending on field operations, such as 
harvesting and plowing.  Noise measurements taken on property near Haleakalä Highway 
indicate noise levels ranging from 50 decibels (dBA) during low traffic times at night to 65 dBA 
during the daytime high traffic times. 

Potential Impacts 

Potential impacts on the ambient quality of the site and surrounding area due to the creation of 
the Kauhale Lani community are primarily limited to short-term construction activity and, in the 
long-term, human activity within the community and increases in ambient traffic. 

Construction Noise.  Creation of the Kauhale Lani community will involve excavation, grading, 
and construction of new buildings and infrastructure.  Earthmoving equipment, such as 
bulldozers and diesel trucks, will likely be the dominant noise sources during construction.  
Typical road construction equipment, such as asphalt or concrete paving machines will also be 
required.  Nearby residences may be impacted by construction noise depending on proximity to 
the site.  The actual noise levels produced during construction will be a function of the methods 
employed during each stage of the construction process.  Construction activity will occur during 
daytime hours.  Noise from construction activity will be short-term and will comply with DOH 
noise regulations. 

Traffic Noise.  Traffic-generated noise impacts on the surrounding community and Kauhale 
Lani are not expected.  While vehicular traffic volumes in the area will increase, the increase in 
noise due to traffic from Kauhale Lani is expected to be less than one dBA.  This change in noise 
level is not perceptible to most people.

Mechanical Noise.  Some of the new residences may incorporate stationary mechanical 
equipment typical for residential housing.  Expected mechanical equipment may include air 
conditioning units.   

Human Activity.  After the establishment of the Kauhale Lani community, the ambient quality 
of the site will be changed from the previous agricultural uses to typical residential sound 
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patterns.  These include, people talking, children playing, cars entering and exiting the 
community, and other sounds from human habitation.

Mitigative Measures 

All Kauhale Lani activities will comply with HAR, Chapter 11-46, Community Noise Control. 

Construction Noise.  Proper mitigative measures will be employed to minimize construction-
related noise impacts and comply with all Federal and State noise control regulations.  Increased 
noise activity due to construction will be limited to daytime hours and persist only during the 
construction period.  Noise from construction activities will be short-term and will comply with 
DOH noise regulations (HAR, Chapter 11-46, Community Noise Control).  When construction 
noise exceeds, or is expected to exceed the DOH’s allowable limits, a permit must be obtained 
from the DOH.  Specific permit restrictions for construction activities are: 

No permit shall allow any construction activities that emit noise in excess of the 
maximum permissible sound levels before 7:00 a.m. and after 6:00 p.m. of the same day, 
Monday through Friday. 

No permit shall allow any construction activities that emit noise in excess of the 
maximum permissible sound levels before 9:00 a.m. and after 6:00 p.m. on Saturday. 

No permit shall allow any construction activities that would emit noise in excess of the 
maximum permissible sound levels on Sundays and holidays. 

The use of pile drivers, hoe rams, jack hammers 25 pounds or larger, high-pressure sprayers, and 
chain saws may be restricted to 9:00 a.m. to 5:30 p.m., Monday through Friday. 

Traffic Noise.  The increase in traffic-related noise due to Kauhale (less than one dBA) is not 
considered significant and will not be perceptible to most people.  Therefore mitigation measures 
related to increases in traffic noise are not proposed.  However, to buffer Kauhale Lani homes 
from Haleakalä Highway (Pukalani Bypass) noise, the design of Kauhale Lani provides for a 
wide landscaped greenway along Old Haleakalä Highway.

While a wide landscaped buffer will be provided at the edge of Kauhale Lani along Old 
Haleakalä Highway, noise mitigation measures will be considered for homes near the Old 
Haleakalä Highway/Haleakalä Highway (Pukalani Bypass) intersection.  The following noise 
mitigation options may be considered: 

Install air conditioning in the new homes. 

Construct an earth berm or sound barrier wall to block the line-of-sight between the 
impacted residences and the highway. 

Mechanical Noise.  The design of the homes will give consideration to controlling noise 
emanating from any stationary mechanical equipment, such air conditioning, so as to comply 
with the DOH Community Noise Control rules.  Noisy equipment will be located away from 
neighbors and residential units, as much as is practical. 

Human Activity.  Noise levels generated by residential uses within Kauhale Lani will conform 
to DOH rules and regulations, which state maximum permissible noise limits at individual 
property lines.  Kauhale Lani design standards and building requirements will control noise 
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emanating from stationary mechanical equipment, such as air conditioning units.  Noisy 
equipment will be located away from homes, as much as is practical.  

3.2.6 Social and Economic Impacts 

The Hallstrom Group, Inc. prepared a market study, economic impact analysis, and public 
cost/benefit assessment for the Kauhale Lani community.  Key findings of the analysis along 
with other social-economic information are provided below.  Appendix I contains the complete 
study.

3.2.6.1 Population

Existing Conditions 

The 2000 United States Census reported that the resident population of Maui County was 
128,094 in 2000.  This is more than double the 1980 total of 62,823 persons. 

Population projections commissioned by the Maui Planning Department and calculated by SMS 
Research indicate that the Maui County population will reach 139,573 people in 20051 (SMS 
2002).

Population projections calculated by SMS Research project that the population of the Upcountry 
region will be 23,369 people in 2005 (SMS 2002).  The region is trending towards typical 
suburban status, with lowering household sizes (in persons), increasing income levels, and an 
escalating average age. 

For the year 2005, it is projected that approximately 44,688 non-residents populate Maui County 
on any given day (SMS 2002).  Approximately 221 of these visitors are estimated to stay in the 
Upcountry region. 

Combining resident and visitor populations, the de facto population of Maui is estimated to be 
186,438 people in 2005.  The de facto population of Upcountry Maui is estimated to be 23,590 
people on any given day in 2005. 

In comparison to Maui as a whole, the Pukalani population is fairly representative of the island’s 
age groups and ethnic composition; it has significantly fewer vacant housing units and a higher 
percentage of owner-occupied units (see Table 4). 

Currently the Kauhale Lani site does not contain any residents. 

____________________________________________________ 

1  SMS projections presented here are their “baseline” projections, defined as “Current best guess by DBEDT of 
Maui County variables based on the long-term forecast model and incorporating year 2000 Census date where 
possible.” 
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Table 4.  Demographic Characteristics:  2000
Pukalani CDP Maui County 

Subject
Number Percent Number Percent 

Total Population 7,380 100.00 128,094 100.00 

AGE

Under 5 years 478 6.5 8,579 6.7 

5 – 19 years  1,765 23.9 27,073 21.2 

20 – 64 years 4,408 59.7 77,813 60.8 

65 years and over 729 9.9 14,629 11.4 

Median Age (years) 36.9 --- 36.8 --- 

RACE (Alone or in combination with other races)

White 4,132 56.0 62,688 48.9 

Black or African American 59 0.8 1,272 1.0 

American Indian and Alaska Native 138 1.9 2,738 2.1 

Asian 3,661 49.6 61,148 47.7 

Native Hawaiian and other Pacific Islander 1,937 26.2 33,019 25.8 

Other 379 5.1 5,874 4.6 

HOUSEHOLD (By type)

Total Households 2,439 100.0 43,507 100.0 

Family Households (families) 1,905 78.1 29,899 68.7 

 With own children under 18 years 991 40.6 14,361 33.0 

Married-couple family 1,448 59.4 22,154 50.9 

 With own children under 18 years 711 29.2 10,171 23.4 

Female householder, no husband present 313 12.8 5,200 12.0 

 With own children under 18 years 191 7.8 2,864 6.6 

Non-families 534 21.9 13,608 31.3 

 Living alone 354 14.5 9,538 21.9 

 65 years and over 95 3.9 2,738 6.3 

Average persons per household 3.03 --- 2.91 --- 

HOUSING OCCUPANCY AND TENURE

Total Housing Units 2,522 100.0 56,377 100.0 

Occupied units 2,439 96.7 43,507 77.2 

 By owner 1,600 65.6 25,039 57.6 

 By renter 839 34.4 18,468 42.4 

Vacant units 83 3.3 12,870 22.8 

INCOME IN 1999

Median household income $62,778  $49,489 --- 
Source:  U.S. Census Bureau, Census 2000.

Potential Impacts and Mitigative Measures 

Projections indicate that the Maui County population will increase to 175,136 people in 2020, a 
25.5 percent increase from the 2005 population.  The SMS baseline models forecast the resident 
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population of the Upcountry area to increase to 28,974 people in 2020; an approximately 24 
percent increase from the 2005 population. 

The daily visitor population for Maui County is projected to increase to 55,800 visitors in 2020.  
Approximately 714 (one percent) of these visitors will be in the Upcountry region.  Therefore, 
the de facto population of Maui County in 2020 is estimated to be 230,936 people.

The population of Kauhale Lani is estimated to be approximately 548 persons, comprised of 475 
full-time residents, 56 second home owners, and a guest allowance of 17 persons (one per every 
10 finished homes).  This represents a relatively insignificant increase of approximately two 
percent compared to the projected 2005 Upcountry population.

Upon completion and occupancy of homes, the residents will contribute to the long-term support 
of the local economy through the payment of income, property, and sales taxes, as well as via the 
purchase of goods and services from local businesses. 

As the Kauhale Lani community is not expected to have a significant impact on population 
levels, no mitigative measures relating to population are planned.  Analysis of projected tax 
revenues to the State of Hawaiÿi and Maui County (see Section 3.2.6.4) indicates the actual effect 
of governmental services relating to the population of Kauhale Lani would not create the need to 
expand additional County and State funding on Maui (Hallstrom 2005). 

3.2.6.2 Housing

Existing Conditions 

Historically, vast potentially habitable areas of Maui and significant water resources have been 
devoted to agriculture.  Until the past decade, the long term viability of the sugar industry was 
unquestioned and the business remained a major employer and tax payer.  As a result, cane land 
was reclassified for urban uses only after lengthy public agency reviews and negotiation with 
labor unions. 

The long-term impact of this policy, in the face of unmet resident housing needs and off-island 
capital driven visitor-oriented land use demands, has been high appreciation in real estate prices 
on Maui since the early 1970s, primarily due to the high demand versus low supply of available 
residential land. 

In April 2005, the median sales price of a home on Maui was $696,000, a 29 percent increase 
from the April 2004 median sales price of $500,000.  In the Pukalani area, the median home 
price increased 28 percent from $459,000 in April 2004 to $630,000 in April 2005.  These recent 
increases in median home prices are even more significant considering that in 2000 the island-
wide median price of a home was $275,000 and the Pukalani median price was $261,000 
(Realtors Association of Maui, Inc. 2005). 

The Upcountry residential sector has been dominated by single family home, ranging from 
smaller plantation-style subdivisions (as at Häliÿimaile) to bulk acreage ranch and agricultural 
lots (in Olinda and Kula).  Prices cover a similar spectrum, from entry level homes to upscale 
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gentleman farms.  The low density “country” ambience and housing alternatives have been major 
attractions of the region. 

As a result of the limited housing opportunities in Wailuku/Kahului, and the relative proximity 
of Upcountry to Maui economic centers, the Upcountry region is evolving into a bedroom 
community offering a variety of unit types typical of suburban development.  The movement has 
gained inertia in recent years as the ease of commute has been enhanced through the expansion 
of Haleakalä Highway and completion of the Pukalani Bypass. 

The Upcountry region has experienced subdued development recently; limited to less than 200 
new home sites in the last three years.  Forecasts of housing demand project a need for 
approximately 4,600-plus homes (mid-point estimate) in the Upcountry area during the next 16 
years (Hallstrom 2005).  Approximately 94 percent, or more than 4,200 of the homes, would 
need to be single-family homes.  Fewer than 500 home sites are currently proposed for the area. 

Potential Impacts and Mitigative Measures 

The Kauhale Lani community will contain a total of 165 new single-family homes.  While homes 
will be priced at market rates, it is estimated that 29 percent of the demand (over 900 homes) in 
the region will be for homes in this price range.  The Kauhale Lani community needs only to 
capture a portion of this demand to achieve rapid absorption and be considered a meaningful 
source of residential inventory. 

While the Kauhale Lani community will help to satisfy the demand for market rate homes within 
the region ML&P will work with the County Department of Housing and Human Concerns to 
satisfy all County affordable housing requirements. 

3.2.6.3 Community Character 

Existing Conditions 

Pukalani is the youngest town in Upcountry Maui and is home to both businesses and residences.  
The Pukalani community is a highly desirable place to live, providing a rural-like lifestyle within 
close proximity to the economic centers of Maui.  The location provides superior view 
panoramas in the midst of a cool climate while allowing residents to access employment centers 
and other areas of the island with relative ease.   

The commercial component of Pukalani is not characterized by any one dominant architectural 
style.  Since the area was not established as a commercial district until modern times, there are 
only a few potentially historic buildings in Pukalani.  The architectural mix in Pukalani consists 
of western false-front, rustic style, modern style, and an unusual mix of commercial and 
residential style buildings (Country Town Design Guidelines April 1992).   

Potential Impacts and Mitigative Measures 

Kauhale Lani is the logical expansion of Pukalani, as the site designated for residential uses 
(single-family) on the Makawao-Pukalani-Kula Community Plan, and is adjacent to the existing 
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Lower Pukalani Terrace subdivision.  Further, the New Hämäkua Ditch that borders Kauhale 
Lani on the makai sides provides a definite edge to the expansion of Pukalani.  As part of the 
Kauhale Lani community, a wide greenway/trail will border the ditch, providing a transition 
zone between the community and the agricultural lands beyond. 

To more fully integrate with the existing community, Kauhale Lani roadways allow a connection 
to the existing Lower Pukalani Terrace subdivision, providing continuity between the two 
neighborhoods and alternative routes within Pukalani.  Connectivity between the two 
neighborhoods is in compliance with provisions of the Makawao-Pukalani-Kula Community 
Plan, and is recommended by the Maui County Planning Department. 

Kauhale Lani will enrich the entrance to Pukalani by providing a prominent community at the 
forefront of the town with architectural cohesiveness, as there is no one dominant architectural 
theme that exists in Pukalani.  Although Kauhale Lani will be built at the entrance to Pukalani, 
the community will not adversely affect the sense of place that currently exists.  The 39-acre 
parcel remaining in open space will enhance the entrance to Pukalani, as landscaping on this 
parcel will be improved and maintained on a regular basis.  Further, the 50-acre parcel will 
include a wide landscaped buffer area along Old Haleakalä Highway and design standards will 
include a unified streetscape planting theme and program to ensure the appropriate use of 
landscaping and compliance with the Maui County Planting Plan.   

3.2.6.4 Economic Impacts 

Existing Conditions 

Notwithstanding a few minor stagnant periods focused in several submarkets during the early 
1980s and from 1991 through late 1994, the Maui economy has generally “boomed” over the last 
two decades, growing at a long-term rate which places it among the more vibrant regions in the 
country.  The island has been successfully transformed from a simple agrarian-based structure to 
a diversified service model founded on a widely recognized and well-established tourism 
industry.

The County has had one of the lowest unemployment rates in the nation, ranging from 2.2 to 7.6 
percent over the last 20 years, and one of the highest incidences of multi-job workers.  Only at 
the depths of the recession in 1992 to 1994 (when the unemployment rate rose to a record 7.6 
percent) has the figure been above six percent during the last 15 years. 

The investment value represented by the existing resort, industrial, commercial and residential 
components of the real estate market is many billions of dollars, and serves as a strong 
foundation for the island’s economy far exceeding the other neighbor islands.  Base historical 
indicators support long-term conclusions favoring a vital and growing Maui economy.

Potential Impacts and Mitigative Measures 

The creation of the Kauhale Lani community will generate significant efforts and expenditures 
that will favorably impact the Maui economy on both a direct and indirect basis, increasing the 
level of capital investment, capital growth, and capital flow in the region.
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The community will generate approximately $81.7 million in direct, new capital investment and 
spending into the Maui economy during the planning and construction period.  This will create 
an estimated $11.4 million in profits for local contractors and suppliers.  On a stabilized basis 
after completion, some 21 maintenance/renovation workers and other on- and off-site positions 
will earn $597,000 in wages each year, and residents and guests of Kauhale Lani will spend 
$18.9 million annually in the local economy. 

A total of 522 worker years of direct on-site employment will be created during the construction 
and operation study timeframe, along with an additional 209 worker years in associated and 
indirect off-site employment.  The total wages paid during the initial decade of development and 
use will be $33.6 million.  

Discretionary expenditures by residents and guests are expected to reach $18.9 million annually 
at build-out.  The total household income of full-time residents is forecast to reach a stabilized 
level of $27.0 million per year. 

The expenditure of employee wages, business profits, and resident/guest discretionary funds into 
the Maui economy will enhance hundreds of additional off-site, secondary/indirect jobs on the 
island, and generate several million dollars in additional wages. 

The total direct, local economic impact to Maui (dollars flowing into the island economy) is 
estimated to be $162.4 million during the initial decade of construction and operation, and 
stabilize at $21.5 million annually thereafter.  As these dollars move through the island market, 
they will have a multiplier effect increasing the economic impact of Kauhale Lani to Maui 
during its first 10 years to some $324.9 million.

The County of Maui will receive $6.1 million in real property tax receipts from the Kauhale Lani 
over the initial decade of construction and operation, and an estimated $864,000 per year 
thereafter.  The County government operating costs associated with serving Kauhale Lani, using 
a per capita basis, will total $4.6 million for the initial decade, and be some $802,000 on a 
stabilized basis.  The County will enjoy a net revenue benefit (taxes less costs), totaling $1.5 
million during the first 10 years of construction and use, and $62,000 each year after that. 

The State of Hawaiÿi will also show a positive net revenue benefit from Kauhale Lani.  The total 
gross tax revenues during the initial decade will reach $20.1 million from income and gross 
excise taxes, and will stabilize at $2.5 million annually following build-out.  State costs 
associated with Kauhale Lani on a per capita basis will be $11.6 million during the first decade 
and $2.0 million per year subsequently.  The State will experience a net profit of $8.5 million in 
the first 10 years and a stabilized benefit of $502,000 annually after build-out. 

In no year does either the County or the State suffer a revenue shortfall due to Kauhale Lani. 
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3.2.7 Infrastructure and Utilities 

3.2.7.1 Access and Roadways 

The Kauhale Lani community site is located on the slopes of Haleakalä at the entrance to 
Pukalani, where Old Haleakalä Highway branches off from Haleakalä Highway.  The 50-acre 
parcel is adjacent to and west of Old Haleakalä Highway.  The 39-acre parcel is a linear property 
extending up from the “Y” created from the intersection of Haleakalä Highway and Old 
Haleakalä Highway.   

Primary access and egress to Kauhale Lani will be provided by a primary and secondary entrance 
along the south side of Old Haleakalä Highway; both entrances will be unsignalized.  The 
secondary entry closest to the intersection of Haleakalä Highway and Old Haleakalä Highway 
will be restricted to right turns only (in and out) to enhance traffic flow in that area.   

Other roads near the community include Aÿeloa Road and Koea Place.  Aÿeloa Road, bordering 
the southern side of the community site, is an unimproved County-owned right-of-way that is not 
currently in use and will not be used as an access to Kauhale Lani.  Koea Place is also a County-
owned road that services the Lower Pukalani Terrace subdivision along the southern boundary of 
Kauhale Lani.  The Kauhale Lani site plan allows for a connection to Koea Place, providing 
continuity between the two neighborhoods, integrating Kauhale Lani with the rest of Pukalani, 
and thus perhaps diverting some traffic from Old Haleakalä Highway. 

The Makawao-Pukalani-Kula Community Plan calls for the Koea Place connection in the 
implementing actions of the Urban Design, Transportation section: 

Establish an additional roadway connection to Haleakalä Highway from Pukalani Terrace 
through the …single-family area located north of and adjacent to the existing Pukalani 
Terrace residential subdivision. 

Roadways within the community will be built to County of Maui standards, while keeping in 
character with the Upcountry region.  Interior block alleyways will provide access to most 
garages, which will be located toward the back of the homes.  The typical street section design 
was based upon Chapter 18.16.050 “Minimum Right-of-Way and Pavement Widths”, 
Subdivision Design Standards of the County Code for rural streets: 

Table 5.  Minimum Right-of-Way and Pavement Widths

Type of Street Area or Zone Right-of-Way Width Pavement Width 

Collector Street Rural 50’ 24’ 

Minor Streets Rural 40’ 22’ 

Private Street  
(serving no more than 3 Lots) 

All Districts 24’ 16’ (if needed) 

In keeping with the goals of the Makawao-Pukalani-Kula Community Plan, rural development 
standards were used in the design of the interior roadways.  The Makawao-Pukalani-Kula
Community Plan supports rural development standards for Upcountry Maui by recognizing the 
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need to preserve the unique design characteristics of Upcountry Maui.  Several objectives and 
policies of the urban design standard that support rural concepts are: 

Support the revision of subdivision and roadway design criteria and standards to be more 
compatible with the rural character of the Upcountry region. 

Preserve the unique characteristics of all of the Upcountry towns by recognizing and 
respecting architectural styles as described in the Country Town Design Guidelines. 

Support the development of pedestrian, equestrian and bikeway connections which provide 
safe and convenient linkages within and between Upcountry communities. 

Encourage the use of appropriate landscaping, with greenways where possible, along major 
roadways, parking areas and land use transition areas to establish and maintain landscape 
themes which are consistent with the character of each Upcountry community. 

Potential Impacts and Mitigative Measures 

Kauhale Lani’s interior streets provide connectivity along a network of routes and create a 
pedestrian friendly environment through the use of short blocks, multiple routes, and landscaped 
right-of-ways.  Internal roundabouts and on street parking will calm traffic, enhancing pedestrian 
safety.

The alley system will allow most garages to be located toward the back of the homes.  This 
design allows for homes with front porches to encourage neighbor interaction, community 
cohesion, and a safe neighborhood.  Siting vehicle storage, garbage collection, and other 
utilitarian needs away from the front of the homes also fosters safer streets, improves pedestrian 
movement, and increases street parking.

3.2.7.2 Water System 

Engineering Solutions Inc. prepared a Water Supply and Management Plan for Kauhale Lani.  
Key elements of the plan are summarized below.  Appendix J contains the complete report. 

Existing Conditions 

Potable water service in the Pukalani area is currently provided from the County of Maui, 
Department of Water (DWS), Pukalani-Makawao Water System.  The distribution system is fed 
from a 1.0 million gallon (mg) concrete reservoir located off Kula Highway near Makawao 
Avenue.

The transmission mains servicing the area range from six-inch to 16-inch diameter pipes of 
various materials.  The nearest connection points to the existing water system include a six-inch 
main within Old Haleakalä Highway that terminates on Ikea Place, approximately 200 feet away 
from Kauhale Lani.  This line services the Lower Pukalani Subdivision.  There is also a second 
eight-inch water main under Old Haleakalä Highway, which services properties east of the 
highway and terminates at Mauna Street, approximately 2,200 feet mauka of Kauhale Lani.  
Properties southwest of Kauhale Lani are serviced by an eight-inch water main that terminates at 
Iolani Street, just south of Aÿeloa Road. 
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Potential Impacts and Mitigation Measures 

Based on the Water System Standards, the proposed average daily demand for 165 single-family 
residences and a community park is 149,970 gallons.  The maximum daily demand is 224,955 
gallons, and the peak hour demand is 449,910 gallons. 

To obtain potable water for Kauhale Lani community, ML&P proposes to construct a new well 
at about the 1,800-foot elevation along Piholo Road above Makawao, on ML&P property.  The 
well will be constructed in accordance with the design requirements of the Maui County DWS.  
ML&P proposes to dedicate the well to the County for incorporation into County’s system.  The 
anticipated yield of the well is 0.67 million gallons per day (mgd).  Under its proposal to the 
County, 45 percent of the daily yield, or 301,500 gallons per day (gpd) will be allocated to 
ML&P.

ML&P has obtained a permit for the well from the State Department of Land and Natural 
Resources Commission on Water Resource Management but has not yet finalized a dedication 
and allocation agreement with the DWS.  

The Kauhale Lani water transmission system will consist of eight-inch water mains with valving, 
fire hydrants, and water meter connections appropriately provided and designed in accordance 
with the Water System Standards.  Connection to the existing water system is proposed at either 
the water main at Ikea Place or the water main at Mauna Street. 

Fire hydrants will be installed throughout the subdivision at intervals of 300 and 350 feet in 
accordance with DWS standards.  The distribution system will be designed to satisfy the fire 
demand of 1,000 gallons per minute (gpm) for urban residential districts. 

To reduce and conserve the consumption of potable water, non-potable water for irrigation of 
Kauhale Lani common areas will be obtained from the reclamation wastewater facility (see 
below).  A separate water system of smaller piping will be provided.  The recycled water system 
within Kauhale Lani will be built and operated in conformance with all applicable laws and 
regulations, including HAR, Section 11-62-27, Recycled Water Systems. 

To further conserve water within Kauhale Lani: 

Single pass cooling will not be allowed pursuant to Maui County Code Section 14.21.20; 

Low-flow fixtures and devices will be used pursuant to Maui County Code Section 
16.20A.680;

Individual homeowners and businesses will be encouraged to maintain fixtures to prevent 
leaks;

Climate-adapted native and other appropriate plants will be used in landscaping as 
practical; and 

Best management practices designed to minimize infiltration and runoff from daily 
operations will be implemented. 

The Kauhale Lani community is not anticipated to have an adverse effect on water sources, 
storage facilities, and distribution and transmission systems.  Kauhale Lani will provide 
additional water sources that will be made available within the Pukalani-Makawao area.  The 
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proposed water connections will also provide benefits to the adjacent residents by the installation 
of a looped system for redundancy and reliability. 

3.2.7.3 Wastewater

Engineering Solutions, Inc. prepared a Basis of Design, Wastewater Treatment Plant plan for 
Kauhale Lani.  Key elements of the plan summarized below.  Appendix K contains the complete 
report.

Existing Conditions 

The Makawao-Pukalani-Kula region is rural and agricultural in nature, although Makawao and 
Pukalani are becoming suburban communities.  The majority of the region is not served by 
County wastewater facilities.  Only the Häliÿimaile subdivision is served by a County collection 
system while a portion of the Pukalani area is served by a private wastewater treatment system.  
Cesspools or septic tanks serve the remainder of the area (Maui Infrastructure Assessment 
Update).

The County of Maui Department of Public Works and Environmental Management, Wastewater 
Reclamation Division, has indicated that it does not have plans to provide collection and 
treatment facilities to service the area within the next 25 years.  The County has also indicated 
that constructing and dedicating such facilities to the County is not an option.

The Department of Health (DOH) sets forth certain criteria that must be followed in the 
processing, disposal, and re-use of wastewater (Chapter 62, HAR, Subchapter 1).  DOH desires 
to ensure that wastewater or wastewater sludge does not impact or “contaminate water resources, 
does not give rise to public nuisance, and does not become a hazard or potential hazard to public 
health safety and welfare”. 

As determined by DOH (HAR Chapter 62 (11-62-05)) the Kauhale Lani community site lies 
within a Critical Wastewater Disposal Area, and above the Underground Injection Control (UIC) 
Line (HAR Chapter 23).  Designation of Critical Wastewater Disposal Areas is based on the 
protection of groundwater resources.  Septic tank liquid wastes cannot be disposed of directly 
into the soil within these areas because of the possibility of ground water contamination.  Thus, a 
feasible alternative to dispose of wastewater generated from Kauhale Lani must be evaluated. 

Potential Impacts and Mitigative Measures 

Maui Land & Pineapple Company, Inc. proposes to build a wastewater treatment plant to serve 
the Kauhale Lani community.  Engineering Solutions, Inc. evaluated three types of wastewater 
systems and recommended a membrane bioreactor system. 

Membrane bioreactors use naturally occurring microorganisms in wastewater to convert 
biodegradable organic and certain inorganic compounds into energy used in cellular respiration 
and reproductive processes.  Air is used to mix the wastewater and provides the oxygen 
necessary for the microorganisms to convert the nutrients.  The process combines the operations 
of aeration, secondary clarification, and filtration into a single process, producing a high quality 
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effluent, simplifying operation, and greatly reducing space requirements.  The effluent from 
membrane bioreactors is tertiary quality and requires minimal disinfection to meet R-1 quality 
criteria with no additional filtration required.   

Based on design standards and assumptions, maximum wastewater flow from Kauhale Lani is 
projected to be equivalent to 273,350 gpd.  This includes population and residential flows, 
infiltration and inflow (from groundwater entering the sewer system through cracks in the piping 
system or poorly fitted or loose pipe joints), community park flows, and peaking factors.  Since 
Maui County does not have wastewater design standards, the wastewater flow generation is 
based on City and County of Honolulu Design Standards of the Department of Wastewater 
Management (DWWM). 

A membrane bioreactor system capable of handling wastewater flow from Kauhale Lani would 
require an area of approximately two acres.  This would allow for one aeration basin and two 
membrane bioreactors, one to be used for backup.  Because of the small area required, a 
membrane bioreactor system could be located on the 39-acre Kauhale Lani parcel and effectively 
screened from highway views with landscaping.  

Landscape irrigation within Kauhale Lani is the preferred method of wastewater disposal; 
however the R-1 irrigation demand for the community is projected to be less than the average 
daily plant effluent.  Conversations with the General Manager at the Pukalani Golf Course have 
indicated that they are open to the idea of receiving recycled water for irrigation of their 150 acre 
golf course, if it becomes available.   

All wastewater plans will conform to applicable provisions of the DOH’s Administrative Rules, 
Chapter 11-62, “Wastewater Systems.” 

3.2.7.4 Drainage Facilities 

Engineering Solutions Inc., prepared a Preliminary Drainage Report for Kauhale Lani.  Key 
elements of the report summarized below.  Appendix L contains the complete report. 

Rainfall in the Upcountry area is greatest at about the 3,000-foot elevation along the windward 
slopes of Haleakalä.  From this elevation, rainfall decreases rapidly above and below this area.  
Most of the Upcountry area receives between 30 to 60 inches of annual rainfall. 

The majority of the Kauhale Lani site lies between elevations of 1,088 feet and 1,186 feet.  The 
site is gradually sloped with an average slope of seven percent.  There are two drainage ways that 
bound the community.   The New Hämäkua Ditch traverses along the northern and western 
boundary.  On the eastern boundary, a drainage swale adjacent to Old Haleakalä Highway 
discharges into the irrigation ditch.  The existing drainage pattern from the future community site 
is generally for runoff to sheet flow from the south to the north toward the irrigation ditch.  It is 
estimated that the present 10-year, one-hour runoff from community site is 108.7 cubic feet per 
second (cfs). 
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Potential Impacts and Mitigative Measures 

The post development 10-year runoff from the Kauhale Lani community is estimated to be 152.2 
cfs, with an increase of 43.5 cfs.  The increase in onsite runoff will be diverted and detained in 
on-site detention basins located within the park and other open areas.  No additional runoff will 
be released into the existing drainage ways or onto Old Haleakalä Highway.  The net result of the 
proposed drainage improvements will be no increase in runoff from the community.  Kauhale 
Lani will not have an adverse effect on the adjoining or downstream properties. 

All drainage improvements will be developed in accordance with applicable DOH and County of 
Maui drainage requirements and standards.

Storm runoff during site preparation will be controlled in compliance with the County Code 
Chapter 20.08 “Soil Erosion and Sediment Control Minimum BMPs”.  Typical mitigation 
measures are appropriately stockpiling materials on-site to prevent runoff and building over or 
establishing landscaping as early as possible on disturbed soils to minimize length of exposure. 

3.2.7.5 Utilities

Electricity.  Electrical power on Maui is supplied by Maui Electric Company, Inc. (MECO).  A 
MECO primary electrical distribution overhead pole-line is routed along the Old Haleakalä 
Highway on the side opposite the Kauhale Lani site.   MECO will serve the community with a 
new underground line extension originating from the existing overhead line.  MK Engineers 
prepared an Electrical Engineering Report in March 2005 for Kauhale Lani.  Appendix M 
contains the complete report. 

The estimated electrical demand for the Kauhale Lani community, including the wastewater 
pumping stations and the wastewater treatment plant, is 1,250 kVA.  This calculation assumes 
that dwellings will have all-electric appliances, solar water heating, and limited air conditioning 
consisting of up to two window units or localized split systems. 

Design standards will specify low-impact lighting and will encourage energy efficient building 
design and site development practices.

Where applicable, the following additional energy saving methods and technologies will be 
considered during the design phase of Kauhale Lani: 

Use of site shading to reduce cooling load; 

Maximum use of day lighting; 

Use of high efficiency compact fluorescent lighting; 

Exceeding Model Energy Code requirements; 

Roof and wall insulation, radiant barriers, and energy efficient windows; 

Use of solar parking lot lighting; 

Use of light color or “green” roofs; 

Use of roof and gutters to divert rainwater for landscaping; and 

Use of landscaping for dust control and to minimize heat gain to area. 
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No off-site electrical improvements are anticipated.  The electrical distribution system on-site 
will consist of underground duct lines with manholes, hand holes and pull boxes.  Underground 
primary distribution and secondary distribution cables will be installed in duct systems. 

In it anticipated that public street lighting will be “dark sky” compliant to minimize light 
pollution and interference with observatories at the summit of Haleakalä. 

Telephone. Verizon Hawaii, Inc. telephone service in the area of the community is also 
overhead.  The telephone lines are on joint poles on the southwest or Wailuku side of the Old 
Haleakalä Highway.  The telephone cables presently end at the makai end of the Lower Pukalani 
Terrace subdivision.  The Pukalani area is served by the Makawao Central Office and Verizon 
presently has fiber optic lines extending to Pukalani Street.

To provide telecommunication services for the Kauhale Lani community, Verizon Hawaii will 
require an easement area to install a pair gain.   Fiber optic cable and power lines will energize 
the pair gain to provide telecommunication services for Kauhale Lani.  Maui Land & Pineapple 
Company Inc., will work with Verizon to resolve any easement issues. 

The on-site telecommunications system will consist of underground duct lines, manholes, hand 
holes and pull boxes.

Cable Television. The Oceanic Time Warner Cable cable television (CATV) system in the area 
of the Kauhale Lani community is also overhead.  The CATV cable shares the same poles as the 
telephone and electrical distribution system.  CATV cable presently ends at the makai end of the 
Lower Pukalani Terrace subdivision.  Oceanic Cable has indicated that CATV service will be 
extended to the community from the existing overhead pole-line.

No significant off-site CATV system improvements are anticipated.  The on-site CATV system 
will consist of underground duct lines, manholes, hand holes and pull boxes.  

3.2.7.6 Solid Waste Disposal

Currently, significant levels of solid waste are not being generated on the Kauhale Lani site; as 
the area is fallow fields. 

The County provides weekly garbage pick-up for a fee.  The Central Maui Landfill, which is 
located in the Wailuku-Kahului Community Plan region, receives residential solid waste from 
the area.  Green waste is collected by Eko Compost, which is located at the Central Maui 
Landfill.  Construction and demolition (C&D) waste is accepted at the privately operated C&D 
Landfill in Mäÿalaea. 

Plastic, glass, metal, cardboard, and newspaper can be recycled when left at various drop-boxes 
throughout the County.  Green waste recycling is provided by several private organizations. 
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Potential Impacts and Mitigative Measures 

In the Public Facilities Assessment Update County of Maui (2002), R.M. Towill Corporation 
projected that the Central Maui Landfill will have adequate capacity to accommodate residential 
and commercial waste through the year 2020, with a surplus of approximately one million cubic 
yards of landfill space.  This projection was arrived at by multiplying the Maui County’s de facto 
population projections by an estimated number of pounds per person per day of waste generated 
and assumes that solid waste generated by commercial and industrial growth will be captured by 
a corresponding trend in projected population growth. 

The County of Maui’s Solid Waste Division estimates that households on Maui generate 
approximately nine pounds of solid waste per day.  Using this estimate, after build-out and sales 
of all Kauhale Lani homes, total waste from all households in the Kauhale Lani community 
would be approximately 1,485 pounds per day (nine pounds x 165 residences). 

Waste generated by site preparation will primarily consist of vegetation, rocks, and debris from 
clearing, grubbing, and grading.  Very little demolition material is expected, as the site is 
essentially vacant. 

During the short term, construction activities will require the disposal of the existing onsite 
waste, as well as cleared vegetation and construction-related solid waste.  A solid waste 
management plan will be coordinated with the County’s Solid Waste Division for the disposal of 
onsite and construction-related waste material.  Maui Land & Pineapple Company Inc., will 
work with the contractor to minimize the amount of solid waste generated during the 
construction of the project.  

Provisions for recycling, such as collection systems and space for bins for recyclables, will be 
incorporated into the Kauhale Lani community.  After the community is occupied by residents, 
to the extent practical, wastes such as aluminum, paper, newspaper, glass, and plastic containers 
will be recycled.  Waste that cannot be recycled will be disposed of in the County’s Central Maui 
Landfill in Puÿunënë.   

3.2.8 Public Services 

As with any new community, the costs of providing expanded services that will impact public 
agency resources is a concern.  Most new communities potentially affect the costs to the 
following governmental services and programs: 

Police Protection 

Fire Protection 

Public Oversight Agencies 

Infrastructure Services 

Recreational Demands 

Educational Needs 

Infrasturcture Costs 

Various Other Services and Financial Commitments 

As a privately built, master-planned residential community, Kauhale Lani is not expected to 
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increase many of the above costs on state or county levels.  The major off-site public 
infrastructure items (roadways and primary water/sewer mains) are already in place; the 
community will require no specific public subsidies, welfare services, bonding, or capital 
improvements. 

Direct tax benefits to the State and County will primarily flow from the community and its 
operation over time from three major sources:  real property taxes, gross excise tax receipts, and 
state income taxes.  Should the State and County choose to allocate these additional tax revenues 
to fund more services to protect public health, welfare, and safety, any cost to the public that may 
result will be effectively minimized.   

During the build-out and sales period, Kauhale Lani is projected to generate approximately $5.6 
million in taxes for the County of Maui; and approximately $19.3 million for the State of 
Hawaiÿi.  After build-out, annual taxes generated from the community are projected to be 
approximately $780,000 for the County and approximately $2.3 million for the State.  In no year 
will the State or the County suffer a revenue shortfall due to the community at Kauhale Lani 
(Hallstrom 2005). 

3.2.8.1 Fire Protection 

The Kauhale Lani community will be serviced by Maui County’s Engine 5, the Makawao Fire 
Station.  The fire station is located on Makawao Avenue approximately 1.3 miles southeast of 
the community and is equipped with a 1,500 gallon pumper. 

Potential Impacts and Mitigative Measures 

The Kauhale Lani community is not expected to adversely affect fire protection services.  The 
property is located within the service area of the Makawao Fire Station.

3.2.8.2 Police Protection 

The Kauhale Lani community falls within the Maui Police Department’s (MPD) District 1 – 
Wailuku (Central).  This police district is served by the Wailuku Station, with a substation 
located in Makawao.  The Wailuku Station houses the MPD Headquarters for the entire County.    
Wailuku headquarters is located approximately 10.4 miles northwest of the community at 55 
Mahalani Street.   

A new police substation at Kulamalu was dedicated in May 2005.  The police facility is a 
component of the Kulamalu Town Center, which encompasses Kamehameha Schools' 180-acre 
Maui campus in Pukalani and will soon house the University of Hawaiÿi Institute for 
Astronomy's new Advanced Technology Research Center (Pacific Business News 2005).

Potential Impacts and Mitigative Measures 

As Maui’s population grows there is a need for the County to allocate resources necessary to 
adequately fund police services.  These additional funds could potentially be allotted from the 
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increased tax revenues resulting from the construction of the Kauhale Lani community, as 
previously discussed. 

3.2.8.3 Health Care Services 

Maui Memorial Medical Center, located in Wailuku, currently is Maui’s only acute care facility.  
The Center has 196 beds and provides emergency, acute, and general medical care.  Maui 
Memorial Medical Center is located approximately 10.7 miles northwest of Kauhale Lani at 221 
Mahalani Street.   

Potential Impacts and Mitigative Measures 

Kauhale Lani residents, at some time, may require health care and emergency medical services.  
There are several proposals for increased medical services on Maui.  If these projects proceed, 
they will decrease some of the demand on Maui Memorial Medical Center.  The projects include: 

The Maui Memorial Medical Center in Wailuku is currently undergoing a $42 million 
renovation which will add 45 additional beds by 2007.  

Kula Hospital plans to expand services by August 2005 to include emergency care. 

Plans are currently underway for the West Maui 24-Hour Acute Care Emergency Medical 
Facility, to be located on a 15-acre site near the Lahaina Civic Center. 

Malulani Health Systems proposes to build a 40-acre, $180 million, 100-bed hospital in 
Kïhei, which is estimated to open in 2009. 

Proposed Pulelehua Medical Facility in West Maui to include a 30 to 50-bed long-term 
care facility and an Urgent/Emergency Care Medical Clinic. 

3.2.8.4 Schools

The Kauhale Lani Community is located within the State Department of Education’s (DOE) 
King Kekaulike District, and is serviced by Kula Elementary, Makawao Elementary, Pukalani 
Elementary, Kalama Intermediate and King Kekaulike High School.  Private schools in the area 
include the Kamehameha Schools Maui Campus, Seabury Hall, and St. Joseph School. 

The DOE Facilities Division has compiled current school enrollment, school capacity and 
projected enrollment for the year 2009.  As shown in Table 6, all schools in the area are currently 
under capacity and projected enrollment for the 2009 school year is not expected to exceed 
capacity.

Table 6.  DOE School Capacity:  King Kekaulike District

School
2004 

Enrollment
2004 

Capacity 
2009 Projected 

Enrollment
2009 Enrollment 

Capacity 

Kula Elementary 421 588 424 164 
Makawao Elementary 489 614 436 178 
Pukalani Elementary 493 542 450 92 
Kalama Intermediate 1,066 1,105 954 151 
King Kekaulike High 1,379 1,326 1,253 73 
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Potential Impacts and Mitigative Measures 

The Department of Education estimates that Kauhale Lani could generate a total of 95 school 
students who would most likely attend the following schools: Pukalani Elementary, Kalama 
Intermediate, and King Kahaulike High. 

The Kauhale Lani community is not expected to have an adverse effect on the public schools as 
enrollments are currently projected to remain below capacity in the year 2009.  However, Maui 
Land & Pineapple Company, Inc., will work with the DOE to reach a school fair-share 
contribution agreement.  It is also expected that some Kauhale Lani students will attend the 
private schools in the area, further reducing any impacts to public schools. 

3.2.8.5 Recreation Facilities 

There are a number of quality park facilities in the Makawao-Pukalani-Kula Community Plan 
region, despite a lack of an extensive park system in terms of acreage.  The Upcountry area has 
three neighborhood parks, five district parks, six tennis courts, 21 sports fields, two sports courts, 
five community centers, and three gyms.  Recreation facilities near the Kauhale Lani community 
site include: 

Pukalani Park, Pukalani Street 

Kula Community Center, E. Lower Kula Road 

New Kula Ballfield, Kula Highway 

Harold Rice Park, Lower Kula Road 

Eddie Tam Memorial Park, Makawao Avenue 

Häliÿimaile Park and Tennis, Makomako Street 

Potential Impacts and Mitigative Measures 

A centralized neighborhood park may feature a community pavilion, play courts, and other 
recreational facilities that will provide a neighborhood center and gathering place for the 
community.  The community pavilion will likely include multipurpose room(s).  Since a detailed 
program has not yet been determined for the park, these are included as preliminary concepts that 
may be modified with further planning.  A number of smaller, “pocket parks” will be dispersed 
throughout the community.  The 39-acre parcel between Old Haleakalä Highway and Haleakalä 
Highway will provide further trails, open space, and other community amenities with plans to 
connect to the Upcountry Greenway Masterplan.  No homes are planned for the 39-acre parcel.  
Kauhale Lani’s parks and recreation areas will be accessible to people of all ages and ability and 
will be open to the public. 
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4.0 LAND USE CONFORMANCE 

The Relevant State of Hawaiÿi and County of Maui land use plans, policies, and ordinances are 
described below. 

4.1 STATE OF HAWAIÿI

4.1.1 State Land Use Districts 

The State Land Use Law (Chapter 205, Hawaii Revised Statutes (HRS)), establishes the State 
Land Use Commission (LUC) and gives this body the authority to designate all lands in the State 
into one of four districts:  Urban, Rural, Agricultural, or Conservation. 

The Kauhale Lani site is presently in the Agricultural District (Figure 9).  Maui Land & 
Pineapple Company, Inc. (ML&P) is seeking a State Land Use District Boundary Amendment to 
change the designation of the site to the Urban District.  Single-family residential use is allowed 
within the Urban district. 

Decision-making criteria to be used in the LUC’s review of petition for reclassification of district 
boundaries is found in Section 205-17, HRS, and Section 15-15-77, Hawaii Administrative Rules
(HAR).  In addition, standards for determining the Urban district are contained in Section 15-15-
18, HAR.  The following is an analysis of how the Kauhale Lani community conforms to these 
criteria and standards. 

Land Use Commission Rules, Chapter 15-18, Hawaii Administrative Rules

Land Use Commission Decision Making Criteria 

§205-17 Land use commission decision making criteria.  In its review of any petition for reclassification 
of district boundaries pursuant to this chapter, the commission shall specifically consider the following: 

(1) The extent to which the proposed reclassification conforms to the applicable goals, objectives, 
and policies of the Hawaiÿi state plan and relates to the applicable priority guidelines of the 
Hawaiÿi state plan and the adopted functional plans; 

Kauhale Lani conforms to the goals, objectives, and policies of the Hawaii State Plan and 
functional plans, as discussed in sections below. 

(2) The extent to which the proposed reclassification conforms to the applicable district standards; 
and 

Conformance of Kauhale Lani to the Urban district standards is discussed in following 
sections. 

(3) The impact of the proposed reclassification on the following areas of state concern: 
(A) Preservation or maintenance of important natural systems or habitats; 
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The Kauhale Lani community will not impact natural systems; the parcels are former 
agricultural fields, which have been extensively cultivated. 

There are no rare, threatened, or endangered flora, fauna, or avifauna species, or habitats 
for these species, on the Kauhale Lani community site. 

(B) Maintenance of valued cultural, historical, or natural resources; 

No archaeological resources have been identified on the Kauhale Lani site, however, 
Maui Land & Pineapple Company, Inc. and its contractors will comply with all laws and 
rules regarding the preservation of archaeological, cultural, and historic sites should any 
sites be found during construction (see Section 3.2.1). 

Kauhale Lani is not expected to impact cultural resources as no cultural resources have 
been identified on the property; there is no evidence of past or present use for Hawaiian 
cultural practices, resources, or beliefs (see Section 3.2.2). 

(C) Maintenance of other natural resources relevant to Hawaii’s economy, including, but 
not limited to, agricultural resources; 

Kauhale Lani will not impact Maui Land & Pineapple Company, Inc.’s long-term goals 
for continuing agricultural operations on Maui (see Section 3.1.4). 

Cultivation of the parcels was discontinued in 2002.  Both parcels are inefficient to farm 
as part of Maui Pineapple Company, Ltd. operations since the Pukalani Bypass separated 
these parcels from other contiguous, more suitable Maui Pineapple Company, Ltd. 
pineapple fields.

(D) Commitment of state funds and resources; 

Use of State or County lands or funds is not expected, but could include, on-site and off-
site infrastructure improvements relating to roadway, traffic, water, utility and drainage 
facilities affecting State and/or County roadways or other lands, however the specific 
nature of all potential improvements is not known at this time.

(E) Provision of employment opportunities and economic development; and 

Economic impacts associated with Kauhale Lani include: 
o $81.7 million in direct, new capital investment and spending into the Maui economy 

during the planning and construction period; 
o $20.1 million in total gross tax revenues for the State of Hawaiÿi and $6.1 million in 

taxes for the County of Maui during the build out period; 
o $2.5 million annually in stabilized taxes for the State and approximately $864,000 

annually for the County after the build out period; 
o $8.5 million annually in net benefits (taxes minus costs) to the State and $1.5 million 

annually in net benefits to the County during the build out period; 
o $502,000 annually in stabilized net benefits (taxes minus costs) to the State and 

$62,000 annually in net benefits to the County; 
o 522 worker years (one worker/year is approximately equal to 2,000 hours) in 

construction related jobs during the build out period; 
o $33.6 million in total wages over the build out period; 
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o 21 full-time equivalent jobs related to on-site activities, on a stabilized basis, after 
build-out; and 

o $597,000 in annual wages after build out. 

(F) Provision for housing opportunities for all income groups, particularly the low, low-
moderate, and gap groups; and 

While the homes of the Kauhale Lani community will be priced at market rates, Maui 
Land & Pineapple Company Inc. will work with the County of Maui Department of 
Housing and Human Concerns to satisfy all County affordable housing requirements. 

(4) The representations and commitments made by the petitioner in securing a boundary change. 

Conditions imposed on reclassification will be recorded as an encumbrance on the 
property.

§15-15-77 Decision-making criteria for boundary amendments.
(a) The commission shall not approve an amendment of a land use district boundary unless the 

commission finds upon the clear preponderance of the evidence that the proposed boundary 
amendment is reasonable, not violative of section 205-2, HRS, and consistent with the policies 
and criteria established pursuant to sections 205-16, 205-17, and 205A-2, HRS. 

(b) In its review of any petition for reclassification of district boundaries pursuant to this chapter, the 
commission shall specifically consider the following: 

(1) The extent to which the proposed reclassification conforms to the applicable goals, 
objectives, and policies of the Hawaiÿi state plan and relates to the applicable priority 
guidelines of the Hawaiÿi state plan and the adopted functional plans; 

(2) The extent to which the proposed reclassification conforms to the applicable district 
standards; 

(3) The impact of the proposed reclassification on the following areas of state concern; 
(A) Preservation or maintenance of important natural systems or habitats; 
(B) Maintenance of valued cultural, historical, or natural resources; 
(C) Maintenance or other natural resources relevant to Hawaii’s economy including, 

but not limited to agricultural resources; 
(D) Commitment of state funds and resources; 
(E) Provision for employment opportunities and economic development; and 
(F) Provision for housing opportunities for all income groups, particularly the low, 

low-moderate, and gap groups; 
(4) In establishing the boundaries of the districts in each county, the commission shall give 

consideration to the general plan of the county in which the land is located; 

Kauhale Lani is in conformance with and implements the Makawao-Pukalani-Kula 
Community Plan.  The entire area of Kauhale Lani is designated as “Single Family” on 
the Makawao-Pukalani-Kula Community Plan Land Use Map.

(5) The representations and commitments made by the petitioner in securing a boundary 
change, including a finding that the petitioner has the necessary economic ability to 
carry out the representations and commitments relating to the proposed use or 
development; and 

(6) Lands in intensive agricultural use for two years prior to date of filing of a petition or 
lands with a high capacity for intensive agricultural use shall not be taken out of the 
agricultural district unless the commission finds either that the action: 
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(A) Will not substantially impair actual or potential agricultural production in the 
vicinity of the subject property or in the county or State; or 

Cultivation of the parcels was discontinued in 2002.  Both parcels are inefficient to farm 
as part of Maui Pineapple Company, Ltd., operations since the Pukalani Bypass separated 
these parcels from other contiguous, more suitable Maui Pineapple Company, Ltd., 
pineapple fields. 

Kauhale Lani will not impact Maui Land & Pineapple Company, Inc.’s long-term goals 
for continuing agricultural operations on Maui (see Section 3.1.4). 

(B) Is reasonably necessary for urban growth. 

Use of the land for housing is appropriate in the context of the Makawao-Pukalani-Kula
Community Plan and the current need for new housing inventory.
Forecasts of housing demand project a need for approximately 4,600-plus homes (mid-
point estimate) in the Upcountry area during the next 16 years (Hallstrom 2005).  
Approximately 94 percent, or more than 4,200 of the homes, would need to be single-
family homes.  Fewer than 500 home sites are currently proposed for the area.

(c) Amendments of a land use district boundary in conservation districts involving land areas fifteen 
acres or less shall be determined by the commission pursuant to this subsection and section 205-
3.1, HRS. 

(d) Amendments of land use district boundary in other than conservation districts involving land 
areas fifteen acres or less shall be determined by the appropriate county land use decision-
making authority for the district. 

(e) Amendments of a land use district boundary involving land areas greater than fifteen acres shall 
be determined by the commission, pursuant to this subsection and section 205-3.1, HRS. 

Standards for Determining Urban District Boundaries 

§15-15-18 Standards for determining “U” urban district boundaries.  Except as otherwise provided in 
this chapter, in determining the boundaries for the “U” urban district, the following standards shall be 
used: 

(1) It shall include lands characterized by “city-like” concentrations of people, structures, streets, 
urban level of services and other related land uses; 

The Kauhale Lani site is contiguous to the town of Pukalani, which is characterized by 
“city-like” concentrations of people, structures, streets, urban level of services and other 
related land uses. 

(2) It shall take into consideration the following specific factors: 
(A) Proximity to centers of trading and employment except where the development would 

generate new centers of trading and employment; 

The Kauhale Lani site is contiguous to, and a natural extension of, Pukalani, a residential 
community in the State Land Use Urban District, which is a center of trading and 
employment.
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(B) Availability of basic services such as schools, parks, wastewater systems, solid waste 
disposal, drainage, water, transportation systems, public utilities, and police and fire 
protection; and 

Basic services are available, or can be made available, to the Kauhale Lani site.  Old 
Haleakalä Highway bisects the site and will provide access to both parcels.  Electrical 
and telecommunication services are nearby.  A water source has been identified and a 
wastewater treatment facility will be built to service the community.  Public services such 
as police, fire, and emergency medical facilities, are nearby, as are educational and 
recreational facilities. 

(C) Sufficient reserve areas for foreseeable urban growth; 

The Makawao-Pukalani-Kula Community Plan designates the site for single-family 
residential uses.  The site is the logical expansion of Pukalani. 

(3) It shall include lands with satisfactory topography, drainage, and reasonably free from the 
danger of any flood, tsunami, unstable soil condition, and other adverse environmental effects; 

Elevations of the Kauhale Lani site range from about 1,088 feet at the northwest end of 
the property up to about 1,186 feet at the southeast end, providing an approximately 
seven percent grade.  The elevation and gentle grade provide for expansive views of 
Central Maui from nearly all points on the property. 

The site is reasonably free from danger of flood, tsunami, unstable soil conditions and 
other adverse environmental effects.  

(4) Land contiguous with existing urban areas shall be given more consideration than non-
contiguous land, and particularly when indicated for future urban use on state or county general 
plans; 

The Kauhale Lani site is contiguous to, and a natural extension of, Pukalani, a residential 
community in the State Land Use Urban District. 

The Makawao-Pukalani-Kula Community Plan designates the site for single family 
residential uses.  The site is the logical expansion of Pukalani. 

(5) It shall include lands in appropriate locations for new urban concentrations and shall give 
consideration to areas of urban growth as shown on the state and county general plans; 

As represented by the “single-family” designation on Makawao-Pukalani-Kula
Community Plan, residential uses on the site are appropriate and represent the carefully 
thought out expansion of Pukalani.

(6)  It may include lands which do not conform to the standards in paragraphs (1) to (5): 
When surrounded by or adjacent to existing urban development; and 
Only when those lands represent a minor portion of this district; 

(7) It shall not include lands, the urbanization of which will contribute toward scattered spot urban 
development, necessitating unreasonable investment in public infrastructure or support services; 
and 
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Kauhale Lani will not contribute to scattered spot urban development, necessitating 
unreasonable investment in public infrastructure or support services. 

(8) It may include lands with a general slope of twenty per cent or more if the commission finds that 
those lands are desirable and suitable for urban purposes and that the design and construction 
controls, as adopted by any federal, state, or county agency, are adequate to protect the public 
health, welfare and safety, and the public’s interests in the aesthetic quality of the landscape. 

4.1.2 Chapter 226, Hawaii Revised Statutes, Hawaii State Plan 

Chapter 226, HRS, also known as the Hawaii State Plan, is a long-range comprehensive plan 
that serves as a guide for the future long-range development of the State by identifying goals, 
objectives, policies, and priorities, as well as implementation mechanisms.  The Kauhale Lani 
community is in accordance with the following goals of the Hawaii State Plan:

A strong, viable economy, characterized by stability, diversity, and growth, that enables the 
fulfillment of the needs and expectations of Hawaiÿi’s present and future generations. 

A desired physical environment, characterized by beauty, cleanliness, quiet, stable natural 
systems, and uniqueness, that enhances the mental and physical well-being of the people. 

Physical, social, and economic well-being, for individuals and families in Hawaiÿi, that nourishes 
a sense of community responsibility, of caring, and of participation in community life. 

Objectives and Policies of the Hawaii State Plan

The Kauhale Lani Community is in conformance with the following objectives and policies of 
the Hawaii State Plan.

Chapter 226-5, HRS, Objective and Policies for Population 

226-5(b)(1), HRS:  Manage population growth statewide in a manner that provides increased 
opportunities for Hawaiÿi’s people to pursue their physical, social, and economic aspirations while 
recognizing the unique needs of each county. 

226-5(b)(3), HRS:  Promote increased opportunities for Hawaiÿi’s people to pursue their socio-
economic aspirations throughout the islands. 

Chapter 226-6, HRS, Objectives and Policies for the Economy – in General 

226-6(b)(6), HRS:  Strive to achieve a level of construction activity responsive to, and consistent 
with, State growth objectives. 

Chapter 226-11, HRS, Objectives and Policies for the Physical Environment – Land Based, 

Shoreline, and Marine Resources 

226-11(b)(3), HRS:  Take into account the physical attributes of areas when planning and designing 
activities and facilities. 

226-11(b)(8), HRS:  Pursue compatible relationships among activities, facilities, and natural 
resources. 
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Chapter 226-12, HRS, Objective and Policies for the Physical Environment – Scenic, Natural 

Beauty, and Historic Resources 

226-12(b)(5), HRS:  Encourage the design of developments and activities that complement the 
natural beauty of the islands. 

4.2 CHAPTER 226-13, HAWAII REVISED STATUTES, OBJECTIVES AND POLICIES FOR 

THE PHYSICAL ENVIRONMENT – LAND, AIR, AND WATER QUALITY

226-13(b)(6), HRS:  Encourage design and construction practices that enhance the physical qualities 
of Hawaiÿi’s communities. 

226-13(b)(7), HRS:  Encourage urban developments in close proximity to existing services and 
facilities.

Chapter 226-19, HRS, Objectives and Policies for Socio-Cultural Advancement – Housing 

226-19(a)(2), HRS:  The orderly development of residential areas sensitive to community needs and 
other land uses. 

226-19(b)(1), HRS:  Effectively accommodate the housing needs of Hawaiÿi’s people. 

226-19(b)(3), HRS:  Increase home ownership and rental opportunities and choices in terms of 
quality, location, cost, densities, style, and size of housing. 

226-19(b)(5), HRS:  Promote design and location of housing developments taking into account the 
physical setting, accessibility to public facilities and services, and other concerns of existing 
communities and surrounding areas. 

226-19(b)(7), HRS:  Foster a variety of lifestyles traditional to Hawaiÿi through the design and 
maintenance of neighborhoods that reflect the culture and values of the community. 

Priority Guidelines of the Hawaiÿi State Plan

The Kauhale Lani community is in accordance with the following priority guidelines of the 
Hawaii State Plan.

Chapter 226-103, HRS, Economic Priority Guidelines 

226-103(1), HRS:  Seek a variety of means to increase the availability of investment capital of new 
and expanding enterprises. 

226-103(1)(a), HRS:  Encourage investments which: 
 (i) Reflect long-term commitments to the State; 
 (ii) Rely on economic linkages within the local economy; 
 (iii) Diversify the economy; 
 (iv) Reinvest in the local economy; 
 (v) Are sensitive to community needs and priorities; and  

(vi) Demonstrate a commitment to management opportunities to Hawaiÿi residents. 
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Chapter 226-104, HRS, Population Growth and Land Resources Priority Guidelines 

226-104(a)(1), HRS:  Encourage planning and resource management to insure that population 
growth rates throughout the State are consistent with available planned resource capacities and 
reflect the needs and desires of Hawaiÿi’s people. 

226-104(b)(1), HRS:  Encourage urban growth primarily to existing urban areas where adequate 
public facilities are already available or can be provided with reasonable public expenditures and 
away from areas where other important benefits are present, such as protection of important 
agricultural land or preservation of lifestyles. 

226-104(b)(2), HRS:  Make available marginal or non-essential agricultural lands for appropriate 
urban uses while maintaining agricultural lands of importance in the agricultural district. 

226-104(b)(12), HRS:  Utilize Hawaiÿi’s limited land resources wisely, providing adequate land to 
accommodate projected population and economic growth needs while ensuring the protection of the 
environment and the availability of the shoreline conservation lands, and other limited resources for 
future generations. 

4.2.1 State Functional Plans 

The Hawaii State Plan directs State agencies to prepare functional plans for their respective 
program areas.  There are 13 state functional plans that serve as the primary implementing 
vehicle for the goals, objectives, and policies of the Hawaii State Plan.  The functional plans 
applicable to the Kauhale Lani community, along with each plan’s applicable objectives, 
policies, and actions are discussed below. 

Agriculture
The Agriculture Functional Plan seeks to increase the overall level of agricultural development 
in Hawaiÿi, in accordance with the two fundamental Hawaii State Plan objectives for agriculture:  
1) continued viability of Hawaiÿi’s sugar and pineapple industries, and 2) continued growth and 
development of diversified agriculture throughout the State.

Kauhale Lani will not impact Maui Land & Pineapple Company, Inc.’s long-term goals 
for continuing agricultural operations on Maui (see Section 3.1.4). 

Cultivation of the parcels was discontinued in 2002.  Both parcels are inefficient to farm 
as part of Maui Pineapple Company, Ltd. operations since the Pukalani Bypass separated 
these parcels from other contiguous, more suitable Maui Pineapple Company, Ltd. 
pineapple fields.

Historic Preservation
The long-term philosophy of the Historic Preservation Functional Plan highlights the 
importance of maintaining a record of Hawaiÿi’s unique history.  History enriches our social, 
intellectual, aesthetic and economic lives with insights from the past.  With the rapid change and 
development of our island state, our historical resources are at risk.  The Historic Preservation 
Functional Plan attempts to preserve these resources by focusing on three main issue areas: (1) 
preservation of historic properties, (2) collection and preservation of historic records, artifacts 
and oral histories, and (3) provision of public information and education on the ethnic and 
cultural heritages and history of Hawaiÿi. 
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No archaeological resources have been identified on the Kauhale Lani site, however, 
Maui Land & Pineapple Company, Inc., and its contractors will comply with all laws and 
rules regarding the preservation of archaeological, cultural, and historic sites should any 
sites be found during construction (see Section 3.2.1). 

Kauhale Lani is not expected to impact cultural resources as no cultural resources have 
been identified on the property; there is no evidence of past or present use for Hawaiian 
cultural practices, resources, or beliefs (see Section 3.2.2). 

Housing
The State Housing Functional Plan, prepared by the State Housing Finance and Development 
Corporation (now Housing and Community Development Corporation of Hawaii), addresses six 
major areas of concern: 1) increasing home ownership; 2) expanding rental housing 
opportunities; 3) expanding rental housing opportunities for the elderly and other special need 
groups; 4) preserving housing stock; 5) designating and acquiring land that is suitable for 
residential development; and 6) establishing and maintaining a housing information system.  The 
majority of the objectives, policies, and implementing actions of the State Housing Functional 
Plan apply to the government sector. 

Forecasts of housing demand project a need for approximately 4,600-plus homes (mid-
point estimate) in the Upcountry area during the next 16 years (Hallstrom 2005).  
Approximately 94 percent, or more than 4,200 of the homes, would need to be single-
family homes.  Fewer than 500 home sites are currently proposed for the area. 

While the homes of the Kauhale Lani community will be priced at market rates, Maui 
Land & Pineapple Company Inc. will work with the County of Maui Department of 
Housing and Human Concerns to satisfy all County affordable housing requirements. 

Recreation
The Recreation Functional Plan outlines the public and private sectors’ roles in serving the 
recreation and open space needs of the public.  It organizes objectives, policies, and actions into 
six major issue areas: (1) ocean and shoreline recreation, (2) mauka, urban, and other 
recreational opportunities, (3) public access to shoreline and upland recreation areas, (4) resource 
conservation and management, (5) management of recreation programs, facilities, and areas, and 
(6) wetlands protection and management. 

Recreational facilities of the community, such as an extensive trail system, will provide 
opportunities for increased physical fitness, contemplative views of Central Maui, and 
relief from daily stress.  Further, the centralized neighborhood park and smaller “pocket 
parks” will provide gathering places for the community and family functions. 

4.2.2 Hawaiÿi Coastal Zone Management Program 

The Coastal Zone Management Area as defined in Chapter 205A, HRS, includes all the lands of 
the state.  As such, the Kauhale Lani site is within the Coastal Zone Management Area; however, 
it is located on the slopes of Haleakalä, far from the shoreline. 
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The relevant objectives and policies of the Hawaiÿi Coastal Zone Management (CZM) Program, 
along with a discussion of how Kauhale Lani conforms to these objectives and policies, is 
discussed below. 

Recreational Resources 

Objective: Provide coastal recreational opportunities accessible to the public. 

Policies:
a. Improve coordination and funding of coastal recreational planning and management; and  
b. Provide adequate, accessible, and diverse recreational opportunities in the coastal zone management 

area by: 
(i) Protecting coastal resources uniquely suited for recreational activities that cannot be 

provided in other areas; 
(ii) Requiring replacement of coastal resources having significant recreational value including, 

but not limited to, surfing site, fishponds, and sand beaches, when such resources will be 
unavoidably damaged by development; or requiring reasonable monetary compensation to 
the State for recreation when replacement is not feasible or desirable; 

(iii) Providing and managing adequate public access, consistent with conservation of natural 
resources, to and along shorelines with recreational value; 

(iv) Providing adequate supply of shoreline parks and other recreational facilities suitable for 
public recreation; 

(v) Ensuring public recreational uses of county, state, and federally owned or controlled 
shoreline lands and waters having recreational value consistent with public safety standards 
and conservation of natural resources; 

(vi) Adopting water quality standards and regulating point and non-point sources of pollution to 
protect, and where feasible, restore the recreational value of coastal waters; 

(vii) Developing new shoreline recreational opportunities, where appropriate, such as lagoons, 
artificial beaches, and artificial reefs for surfing and fishing; and 

(viii) Encouraging reasonable dedication of shoreline areas with recreational value for public use 
as part of discretionary approvals or permits by the land use commission, board of land and 
natural resources, and county authorities; and crediting such dedication against the 
requirements of Section 46-6, HRS. 

The Kauhale Lani community site is not near the shoreline and will not impact coastal 
recreational opportunities or affect existing public access to the shoreline. 

While not on the shoreline, recreational facilities of the community, such as an extensive 
trail system, will provide opportunities for residents and the community in general for 
increased physical fitness, contemplative views of Central Maui, and relief from daily 
stress.  Further, the centralized neighborhood park and “pocket parks” will provide 
gathering places for the community and family functions. 

Historical/Cultural Resources 

Objective:
Protect, preserve and, where desirable, restore those natural and manmade historic and prehistoric 
resources in the coastal zone management area that are significant in Hawaiian and American History 
and culture. 

Policies:
a. Identify and analyze significant archaeological resources; 
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b. Maximize information retention through preservation of remains and artifacts or salvage operations; 
and 

c. Support state goals for protection, restoration, interpretation, and display of historic resources. 

No archaeological resources have been identified on the Kauhale Lani site, however, 
Maui Land & Pineapple Company, Inc., and its contractors will comply with all laws and 
rules regarding the preservation of archaeological, cultural, and historic sites should any 
sites be found during construction (see Section 3.2.1). 

Kauhale Lani is not expected to impact cultural resources as no cultural resources have 
been identified on the property; there is no evidence of past or present use for Hawaiian 
cultural practices, resources, or beliefs (see Section 3.2.2). 

Scenic and Open Space Resources 

Objective:
Protect, preserve and, where desirable, restore or improve the quality of coastal scenic and open space 
resources. 

Policies:
a. Identify valued scenic resources in the coastal zone management area; 
b. Ensure that new developments are compatible with their visual environment by designing and 

locating such developments to minimize the alteration of natural landforms and existing public views 
to and along the shoreline; 

c. Preserve, maintain, and, where desirable, improve and restore shoreline open space and scenic 
resources; and 

d. Encourage those developments that are not coastal dependent to locate in inland areas. 

The Kauhale Lani community site is not near the shoreline and will not impact coastal 
scenic and open space resources. 

Although Kauhale Lani will be built at the entrance to Pukalani, the community is 
expected to enhance this gateway, as landscaping will be improved and maintained on a 
regular basis and design standards will provide for a unified streetscape planting theme in 
compliance with the Maui County Planting Plan. 

Coastal Ecosystem 

Objective:
Protect valuable coastal ecosystems, including reefs, from disruption and minimize adverse impacts on 
all coastal ecosystems. 

Policies:
a. Exercise an overall conservation ethic, and practice stewardship in the protection, use, and 

development of marine and coastal resources; 
b. Improve the technical basis for natural resource management; 
c. Preserve valuable coastal ecosystems, including reefs of significant biological or economic 

importance; 
d. Minimize disruption or degradation of coastal water ecosystems by effective regulation of stream 

diversions, channelization, and similar land and water uses, recognizing competing water needs; and 
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e. Promote water quantity and quality planning and management practices that reflect the tolerance of 
fresh water and marine ecosystems and maintain and enhance water quality through the development 
and implementation of point and nonpoint source water pollution control measures. 

The Kauhale Lani community site is not near the shoreline and is not expected to impact 
coastal ecosystems adversely. 

The community’s drainage system will be designed in accordance with applicable 
regulatory standards to assure that there are no adverse effects to adjacent or downstream 
properties.

Appropriate erosion control measures will be implemented to minimize the effects of 
stormwater runoff during construction of the community to assure that coastal 
ecosystems are not adversely impacted. 

Economic Use 

Objective:
Provide public or private facilities and improvements important to the State’s economy in suitable 
locations.

Policies:
a. Concentrate coastal dependent development in appropriate areas; 
b. Ensure that coastal dependent development such as harbors and ports, and coastal related 

development such as visitor facilities and energy generating facilities, are located, designed, and 
constructed to minimize adverse social, visual, and environmental impacts in the coastal zone 
management area; and 

c. Direct location and expansion of coastal dependent developments to areas presently designated and 
used for such developments and permit reasonable long-term growth at such areas, and permit 
coastal dependent development outside of presently designated areas when: 
 (i)  Use of presently designated locations is not feasible; 
(ii)  Adverse environmental effects are minimized; and 
(iii)  The development is important to the State’s economy. 

The Kauhale Lani community site is not near the shoreline and is not a coastal dependent 
development.

As represented by the “single-family” designation on Makawao-Pukalani-Kula
Community Plan, residential uses on the site are appropriate and represent the carefully 
thought out expansion of Pukalani.

Coastal Hazards 

Objective:
Reduce hazard to life and property from tsunami, storm waves, stream flooding, erosion, subsidence, and 
pollution. 

Policies:
a. Develop and communicate adequate information about storm wave, tsunami, flood, erosion, 

subsidence, and point and nonpoint source pollution hazards;  
b. Control development in areas subject to storm wave, tsunami, flood, erosion, hurricane, wind, 

subsidence, and point and nonpoint pollution hazards; 
c. Ensure that developments comply with requirements of the Federal Flood Insurance Program; and 
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d. Prevent coastal flooding from inland projects. 

The community site is not on the shoreline and is not likely to be impacted from tsunamis 
or storm wave. 

The community site is reasonably free from danger of flood, unstable soil conditions and 
other adverse environmental effects. 

The Kauhale Lani drainage system will be designed in accordance with the Drainage 
Standards of the County of Maui to ensure that surface runoff from the site will not 
adversely affect downstream and adjoining properties. 

Managing Development 

Objective:
Improve the development review process, communication, and public participation in the management of 
coastal resources and hazards. 

Policies:
a. Use, implement, and enforce existing law effectively to the maximum extent possible in managing 

present and future coastal zone development; 
b. Facilitate timely processing of applications for development permits and resolve overlapping of 

conflicting permit requirements; and 
c. Communicate the potential short and long-term impacts of proposed significant coastal developments 

early in their life cycle and in terms understandable to the public to facilitate public participation in 
the planning and review process. 

Kauhale Lani will be developed in conformance with all applicable, laws, regulations, 
and requirements. 

Major permit processing for Kauhale Lani will include a State Land Use District 
Boundary Amendment, and a County Change in Zoning; these steps provide for agency 
review and public comments, as well as opportunities for the public and decision-makers 
to ask for more information. 

Public Participation 

Objective:
Stimulate public awareness, education, and participation in coastal management. 

Policies:
a. Promote public involvement in coastal zone management processes; 
b. Disseminate information on coastal management issues by means of educational materials, published 

reports, staff contact, and public workshops for persons and organizations concerned with coastal 
issues, developments, and government activities; and 

As noted above, major permit processing for Kauhale Lani provides for agency review 
and public comments, as well as opportunities for the public and decision-makers to ask 
for more information. 
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Beach Protection 

Objective:
Protect beaches for public use and recreation. 

Policies:
a. Locate new structures inland from the shoreline setback to conserve open space, minimize 

interference with natural shoreline processes, and minimize loss of improvements due to erosion; 
b. Prohibit construction of private erosion-protection structures seaward of the shoreline, except when 

they result in improved aesthetic and engineering solutions to erosion at the sites and do not interfere 
with existing recreational and waterline activities; and 

c. Minimize the construction of public erosion-protection structures seaward of the shoreline. 

The Kauhale Lani community site is located a significant distance from the shoreline and 
therefore is not expected to have adverse impacts on beaches, natural shoreline processes, 
or existing recreational and waterline activities. 

Marine Resources 

Objective:
Promote the protection, use, and development of marine and coastal resources to assure their 
sustainability. 

Policies:
a. Ensure that the use and development of marine and coastal resources are ecologically and 

environmentally sound and economically beneficial; 
b. Coordinate the management of marine and coastal resources and activities to improve effectiveness 

and efficiency; 
c. Assert and articulate the interests of the State as a partner with federal agencies in the sound 

management of ocean resources within the United States exclusive economic zone; 
d. Promote research, study, and understanding of ocean processes, marine life, and other ocean 

resources in order to acquire and inventory information necessary to understand how ocean 
development activities relate to and impact upon ocean and coastal resources; and 

The Kauhale Lani community site is located a significant distance from the shoreline and 
will not involve the use or development of marine and coastal resources 

4.3 COUNTY OF MAUI

County-specific land use plans and ordinances pertaining to the Kauhale Lani community 
include the General Plan of the County of Maui 1990 Update, the Makawao-Pukalani-Kula
Community Plan, and the Maui County Code.  The following subsections present relevant 
elements of these guidelines and regulations, accompanied with a description of how each will 
be addressed during the course of the proposed project. 

4.3.1 General Plan 

Kauhale Lani implements many of the objectives and policies of the General Plan of the County 
of Maui 1990 Update.  As required by the County of Maui Charter, the General Plan of the 
County of Maui sets forth the desired sequence, patterns, and characteristics of future 
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development.  This is accomplished through long-range objectives focusing on the social, 
economic, and environmental effects of development coupled with specific policies designed to 
implement the objectives. 

Specific general plan objectives and policies applicable to Kauhale Lani are discussed below. 

Land Use

Objective 1: To preserve for present and future generations existing geographic, cultural and traditional 
community lifestyles by limiting and managing growth through environmentally sensitive and effective 
use of land in accordance with the individual character of the various communities and regions of the 
County. 

The Kauhale Lani community will provide a cohesive addition to Pukalani in character 
with the Upcountry region. 

Policy b: Provide and maintain a range of land use districts sufficient to meet the social, 
physical, environmental and economic needs of the community. 

Kauhale Lani community will meet the social, physical, environmental, and economic 
needs of the community by providing needed housing in conformance with in Makawao-
Pukalani-Kula Community Plan.

Objective 2: To use the land within the County for the social and economic benefit of all the County’s 
residents. 

In addition to providing needed housing, Kauhale Lani is expected to have a direct 
beneficial effect on the local economy 

Economic impacts associated with Kauhale Lani include: 
a. $81.7 million in direct, new capital investment and spending into the Maui 

economy during the planning and construction period; 
b. $8.5 million annually in net benefits (taxes minus costs) to the State and $1.5 

million annually in net benefits to the County during the build out period; and 
c. $2.5 million annually in stabilized taxes for the State and approximately $864,000 

annually for the County after the build out period. 

Policy a:  Mitigate environmental conflicts and enhance scenic amenities, without having a 
negative impact on natural resources. 

Kauhale Lani is not expected to have a negative impact on natural resources.  Impacts, 
such as site grading, increased runoff, and use of resources, will not be significant and 
can be mitigated with proper management techniques. 

Although Kauhale Lani will be built at the entrance to Pukalani, the community is 
expected to enhance this gateway, as landscaping will be improved and maintained on a 
regular basis and design standards will provide for a unified streetscape planting theme in 
compliance with the Maui County Planting Plan.

Policy b:  Encourage land use patterns that foster a pedestrian oriented environment to include 
such amenities as bike paths, linear parks, landscaped buffer areas, and mini-parks. 
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Kauhale Lani will be a walkable community designed to enhance connectivity by way of 
pedestrian-friendly streets, alley ways, and a perimeter pedestrian/bike trail. 

Objective 1:  To preserve lands that are well suited for agricultural pursuits.

Policy a:  Protect prime agricultural lands from competing nonagricultural land uses.

Policy b:  Discourage conversion, through zoning or other means, of productive or potentially 
productive agricultural lands to nonagricultural land uses, including but not limited to golf 
courses and residential subdivisions.

While the Kauhale Lani site is zoned agricultural, the Makawao-Pukalani-Kula 
Community Plan designates the site for residential uses. 

Agricultural uses on the both parcels of the site were discontinued in 2002.  Both parcels 
are inefficient to farm as part of Maui Pineapple Company, Ltd., operations since the 
Pukalani Bypass separated these parcels from other contiguous, more suitable Maui 
Pineapple Company, Ltd., pineapple fields. 

Environment

Objective 1: To preserve and protect the County’s unique and fragile environmental resources. 

The design of the Kauhale Lani community will be sensitive to the site on which it is 
located, and will be constructed in such a way as to minimize the impacts to the 
environment.

Design will take advantage of the natural topography of the land, and grading and 
contouring of the properties will be minimized.

Policy a: Preserve for present and future generations the opportunity to experience the natural 
beauty of the islands. 

Policy b: Preserve scenic vistas and natural features. 

Kauhale Lani preserves and protects the County’s unique and fragile environmental 
resources by providing residential uses in an appropriate area contiguous to existing 
urban uses and in conformance with the Makawao-Pukalani-Kula Community Plan.

Objective 2: To use the County’s land-based physical and ocean-related coastal resources in a manner 
consistent with sound environmental planning practice. 

As represented by the “single-family” designation on Makawao-Pukalani-Kula
Community Plan, residential uses on the site are appropriate and represent the carefully 
thought out expansion of Pukalani consistent with sound environmental planning 
practice.

Policy b: Evaluate all land-based development relative to its impact on the County’s land and 
ocean ecological resources. 
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Impacts from Kauhale Lani, such as site grading, increased runoff, and use of resources, 
are not expected to be significant and can be mitigated with proper management 
techniques. As such, the community is not anticipated to have any adverse effects on the 
County’s land and ocean ecological resources.

Cultural Resources

Objective 1: To preserve for present and future generations the opportunity to know and experience the 
arts, culture and history of Maui County. 

Policy b: Encourage the recordation and preservation of all cultural and historic resources, to 
include culturally significant natural resources. 

Policy e: Identify and maintain an inventory of significant and unique cultural resources for 
special protection.

Kauhale Lani is not expected to impact cultural resources as no cultural resources have 
been identified on the property; there is no evidence of past or present use for Hawaiian 
cultural practices, resources, or beliefs (see Section 3.2.2). 

No archaeological resources have been identified on the Kauhale Lani site, however, 
Maui Land & Pineapple Company, Inc., and its contractors will comply with all laws and 
rules regarding the preservation of archaeological, cultural, and historic sites should any 
sites be found during construction (see Section 3.2.1). 

HOUSING AND URBAN DESIGN  

Housing

Objective 1: To provide a choice of attractive, sanitary and affordable homes for all of our residents. 

Policy a: Provide or require adequate physical infrastructure to meet the demands of present and 
planned future affordable housing needs. 

Forecasts of housing demand project a need for approximately 4,600-plus homes (mid-
point estimate) in the Upcountry area during the next 16 years (Hallstrom 2005).  
Approximately 94 percent, or more than 4,200 of the homes, would need to be single-
family homes.  Fewer than 500 home sites are currently proposed for the area.
While the homes of the Kauhale Lani community will be priced at market rates, Maui 
Land & Pineapple Company Inc. will work with the County of Maui Department of 
Housing and Human Concerns to satisfy all County affordable housing requirements.

Urban Design

Objective 1: To see that all developments are well designed and are in harmony with their surroundings. 

Kauhale Lani is the logical expansion of Pukalani, as the site designated for residential 
uses (single-family) on the Makawao-Pukalani-Kula Community Plan, and is adjacent to 
the existing Lower Pukalani Terrace subdivision.



KAUHALE LANI 

Draft Environmental Assessment 

64

Policy a: Require that appropriate principles of urban design be observed in the planning of all 
new developments. 

Kauhale Lani will enrich the entrance to Pukalani by providing a community at the 
forefront of the town with architecture consistent with Upcountry Maui.

Objective 2: To encourage developments which reflect the character and the culture of Maui County’s 
people. 

Policy b: Encourage community design that will establish a cohesive identity. 

The Kauhale Lani community will provide a cohesive addition to Pukalani in character 
with the Upcountry region. 

Policy c:  Encourage the establishment of continuous green areas, bike-paths, active and passive 
recreation areas and mini-parks in new subdivision development. 

Kauhale Lani will include a pedestrian/bike trail along the New Hämäkua Ditch that 
wraps around the makai sides of the community, providing all residents with access to 
Central Maui views and an additional recreation area.

The 39-acre parcel between Old Haleakalä Highway and Haleakalä Highway will include 
a pedestrian/bike trail running the length of the property from Old Haleakalä Highway to 
Makani Road with hopes to connect to the Upcountry Greenway Masterplan.   

TRANSPORTATION

Water

Objective 1: To provide an adequate supply of potable and irrigation water to meet the needs of Maui 
County’s residents. 

Policy g: Seek new sources of water by exploration in conjunction with other government 
agencies.

Objective 2:  To make more efficient use of our ground, surface and recycled water sources.  

Policy a:  Reclaim and encourage the productive use of wastewater discharges in areas where 
such use will not threaten the integrity of ground water resources.   

Maui Land & Pineapple Company, Inc. will drill a new well to obtain potable water for 
Kauhale Lani and dedicate the well to the County of Maui. 

Maui Land & Pineapple Company, Inc. is investigating the possibility of utilizing treated 
effluent to irrigate landscaped areas, the community park, and possibly the nearby 
Pukalani Golf Course. 

Public Utilities and Facilities 

Objective 2: To improve the quality and availability of public facilities throughout Maui County. 
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Policy a: Encourage the design of multi-purposed public facilities accessible to all age groups 
and the handicapped. 

Policy b: Continue the development of community centers throughout the County. 

Recreational facilities of the community, such as an extensive trail system, will provide 
opportunities for increased physical fitness, contemplative views of Central Maui, and 
relief from daily stress.  Further, the centralized neighborhood park may feature a 
community pavilion, play courts, and other recreational facilities that will provide a 
neighborhood center and gathering place for the community.  Also, a few “pocket parks” 
dispersed throughout the community will provide additional gathering places.  Kauhale 
Lani’s parks and recreation areas will be accessible to people of all ages and ability and 
will be open to the public. 

SOCIAL INFRASTRUCTURE 

Recreation and Open Space 

Objective 1: To provide high-quality recreational facilities to meet the present and future needs 
of our residents of all ages and physical ability. 

Policy b: Maintain recreational facilities for both active and passive pursuits. 

Policy c: Maintain the natural beauty of recreational areas. 

Policy d: Develop facilities that will meet the different recreational needs of the various 
communities. 

Kauhale Lani will include pedestrian/bike trail along the New Hämäkua Ditch and 
wrapping around the makai sides of the community, providing all residents with access to 
Central Maui views and an additional recreation area.

The 39-acre parcel between Old Haleakalä Highway and Haleakalä Highway will 
primarily be left in open space and will include a trail running the length of the property 
from Old Haleakalä Highway to Makani Road with future connectivity to the Upcountry 
Greenway Masterplan.

A centralized neighborhood park may feature a community pavilion, play courts, and a 
few “pocket parks” dispersed throughout the community will provide additional 
recreational facilities..  Kauhale Lani’s parks and recreation areas will be accessible to 
people of all ages and ability and will be open to the public.

4.3.2 Makawao-Pukalani-Kula Community Plan 

The Makawao-Pukalani-Kula Community Plan is one of nine community plans for Maui 
County.  It reflects current and anticipated conditions in the Upcountry region and advances 
planning goals, objectives, policies, and implementation considerations as a decision-making 
guide in the region through the year 2010 (see Figure 10).  The Makawao-Pukalani-Kula
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Community Plan provides specific recommendations addressing the goals, objectives, and 
policies contained in the General Plan, while still recognizing the values and unique attributes of 
the Upcountry region.  The goals, objectives, policies, and implementing actions of the 
Makawao-Pukalani-Kula Community Plan applicable to the Kauhale Lani Community are 
discussed below.  

LAND USE 

Goal: The maintenance and enhancement of Upcountry’s unique and diverse rural land use 
character with sensitivity to existing land use patterns, natural resource values, and economic 
and social needs of the region’s residents. 

Objective 1: Recognize the value of open space, including agricultural lands and view planes to preserve 
the region’s rural character.

Primary scenic views will not be significantly impacted by the Kauhale Lani community 
due to the topography of the site and an open space greenway path along the New 
Hämäkua Ditch.  Portions of the community site will be preserved and enhanced as open 
space.

Objective 6: Encourage new residential developments in areas which are contiguous extensions of, or 
infills within the established residential pattern, and which do not adversely affect agricultural uses. 

While the Kauhale Lani site is zoned agricultural, the Makawao-Pukalani-Kula 
Community Plan designates the site for residential uses.

The site is the logical expansion of Pukalani, as it is contiguous to residential uses of 
Pukalani.

Objective 7: Ensure that adequate lands are set aside for recreational and open space purposes. 

Kauhale Lani will include extensive recreational open space, an extensive trail system, a 
centralized neighborhood park, and “pocket parks” which will provide opportunities for 
increased physical fitness, contemplative views of Central Maui, and relief from daily 
stress.

Objective 16: Recognize the four (4) semi-urban centers of Makawao Town, Pukalani, Häliÿimaile, and 
Waiakoa Village.  Within them, support the following land use and circulation patterns: 

b. Within Pukalani: 
Single family expansion contiguous with existing residential uses. 
Parks and open spaces within and surrounding commercial and residential areas. 

The site is the logical expansion of Pukalani, as it is contiguous to residential uses of 
Pukalani.

A pedestrian/bike trail and greenway along the New Hämäkua Ditch as well as a 
centralized neighborhood park and smaller “pocket parks” will provide recreational 
benefits and a definite edge to the community.  These open spaces will also provide a 
transition between the community and agricultural lands beyond.
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Objective 18: Where appropriate, support the reclassification of State Land Use districts to ensure 
consistency between State Land Use designations and land use designations defined by the Makawao-
Pukalani-Kula Community Plan land use map. 

Kauhale Lani is in conformance with and implements the Makawao-Pukalani-Kula 
Community Plan.  The entire area of Kauhale Lani is designated as “Single Family” on 
the Makawao-Pukalani-Kula Community Plan Land Use Map.

Objective 24: Ensure an adequate supply of land designated for residential use to provide opportunity 
for residents to participate in housing market “trade ups.” 

The range of lot sizes within Kauhale Lani (from 6,000 square feet to approximately 
12,000 square feet) will provide for a range of prices and allow for residents to participate 
in housing market “trade ups.” 

Objective 25: Establish water resource availability as a major criteria in establishing land uses. 

Maui Land & Pineapple Company, Inc., will drill a new well to obtain potable water for 
Kauhale Lani and dedicate the well to the County of Maui.

Implementing Action 8: Utilize the land productivity inventory and assessment (i.e., Land Study Bureau 
“D” and “E” lands and ALISH) to identify low productivity lands which may be suitable for housing 
development. 

The lands of the residential section of Kauhale Lani (49 acre parcel) are classified as “D” 
under the Land Study Bureau’s classification system.

Implementing Action 11: Determine the need for an additional school site(s) within the planning region 
at the time of LUC boundary amendments and/or zoning applications for additional housing projects. 
Special consideration should be given in this regard to additional housing in Häliÿimaile Town. 

The public schools that will service the Kauhale Lani community are currently under 
capacity and are anticipated to stay that way through the year 2009 according to 
projections provided by the State Department of Education.  .The high end estimate of 
school-aged children (Grades K through 12) expected to reside in Kauhale Lani is 95.  
Private schools in the area such as the Kamehameha Schools Maui Campus, Seabury Hall 
and St. Joseph School provide additional school choices outside of the State system. 

ENVIRONMENT

Goal: Protection of Upcountry’s natural resources and environment as a means of preserving and 
enhancing the region’s unique beauty, serenity, ecology, and productivity, in order that future 

generations may enjoy and appreciate an environment of equal or higher quality. 

The design of the Kauhale Lani community will be sensitive to the site on which it is 
located, and will be constructed in such a way as to minimize the impacts to the 
environment.
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Objective 1: Preserve environmental resources by maintaining important agricultural lands as an 
integral part of the open space setting in each community. 

While the Kauhale Lani site is zoned agricultural, the University of Hawaiÿi Land Study 
Bureau document titled Detailed Land Classification, Islands of Kauai, Oahu, Maui, 
Molokai, and Lana” classifies the land of Kauhale Lani as follows:  approximately 21.6 
acres as “fair” (C), 49 acres as “poor” (D), and 18 acres as “very poor” (F). 

Although the creation of Kauhale Lani will require that the approximately 89 acres of 
land previously used for pineapple cultivation be permanently withdrawn from 
agricultural use, this will only amount to about one percent of the approximately 5,800 
acres currently in pineapple cultivation by Maui Pineapple Company, Ltd. Kauhale Lani 
will not lead to a decrease in Maui Land & Pineapple Company, Inc.’s agricultural 
viability.

The Makawao-Pukalani-Kula Community Plan designates the site for single family 
residential uses, making the site a logical expansion of Pukalani. 

The proposed recreational facilities will provide open space in the community as well as 
a transition zone to the remaining agricultural lands adjacent to the community site. 

Objective 3: Recognize and protect rare, endangered and unique biological resources in the region. 

There are no rare, threatened, or endangered flora, fauna, or avifauna species, or habitats 
for these species, on the Kauhale Lani community site. 

Objective 9: Promote landscaping which utilizes endemic and indigenous plant species. 

Kauhale Lani landscaping will include non-invasive species and, where feasible, native 
and indigenous plants.  Drought-tolerant, hardy plants and grasses will also be used 
where feasible to minimize the need for irrigation. 

CULTURAL RESOURCES 

Goal: The identification, preservation and where appropriate, restoration and promotion of cultural 
resources and practices which reflect the rich and diverse heritage found in the Upcountry region. 

Objective 1: Recognize the importance of historically and archaeologically sensitive sites, both known 
and undiscovered, and encourage their preservation and protection. 

Objective 2: Support public and private efforts to inventory, evaluate, classify, register, and protect, as 
appropriate, cultural resources to increase public knowledge of the region’s rich and diverse cultural 
character. 

Kauhale Lani is not expected to impact cultural resources as no cultural resources have 
been identified on the property; there is no evidence of past or present use for Hawaiian 
cultural practices, resources, or beliefs (see Section 3.2.2). 

No archaeological resources have been identified on the Kauhale Lani site, however, 
Maui Land & Pineapple Company, Inc., and its contractors will comply with all laws and 
rules regarding the preservation of archaeological, cultural, and historic sites should any 
sites be found during construction (see Section 3.2.1). 
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URBAN DESIGN 

Goal: Recognition and preservation of the unique design characteristics of the Makawao, Pukalani and 
Kula communities in order to enhance Upcountry’s man-made environment. 

Objectives 5: Preserve the unique characteristics of all of the Upcountry towns by recognizing and 
respecting architectural styles as described in the Country Town Design Guidelines. 

Objectives 7: Encourage the use of appropriate landscaping, with greenways where possible, along 
major roadways, parking areas and land use transition areas to establish and maintain landscape themes 
which are consistent with the character of each Upcountry community. 

The architectural design for the homes of Kauhale Lani will be consistent with the 
Upcountry Maui architectural style.   

The 50-acre parcel will include a wide landscaped buffer area along Old Haleakalä 
Highway and design standards will include a unified streetscape planting theme and 
program to ensure the appropriate use of landscaping and compliance with the Maui 
County Planting Plan. 

LIQUID AND SOLID WASTE DISPOSAL 

Objectives 3: Support wastewater reclamation and grey water alternatives as a means of reducing 
demands upon limited water resources in the Upcountry region. 

Implementing Action 2: Construct a wastewater collection and treatment system for the Waiakoa, 
Makawao, Pukalani and all new urban developments. 

Implementing Action 3: Utilize treated effluent for irrigation of farms, golf courses, parks and highway 
landscaping. 

A wastewater collection, treatment and disposal system will be developed to service the 
new community. 

Maui Land & Pineapple Company Inc., is investigating the possibility of utilizing treated 
effluent to irrigate landscaped areas, the community park, and possibly the nearby 
Pukalani Golf Course. 

Drainage

Objective 1: Respect and preserve natural drainageways as part of good land development practices and 
recognize their value as open-space corridors. 

ML&P intends to develop a loop trail (approximately 25 feet wide), a portion of which 
will be located parallel to the New Hämäkua Ditch, for the residents of the Kauhale Lani 
community.  The majority of the 39-acre parcel will also be preserved as an open space 
corridor; it is a natural drainage way and will consist of mature trees and native 
vegetation.
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ENERGY

Implementing Action 1: Adopt standards and regulations for the use of solar water heating, low 
flush toilets and other conservation fixtures in new building construction. 

Solar water heating, low flush toilets and other conservation fixtures will be required for 
Kauhale Lani homes.

Implementing Action 3: Use energy efficient street lights and develop appropriate street lighting 
standards for agricultural and rural areas. 

It is anticipated that public street lighting will be “dark sky” compliant to minimize light 
pollution and interference with observatories at the summit of Haleakalä. 

HOUSING

Goal: Housing opportunities for the residents of Makawao-Pukalani-Kula, to include all income and age 
groups, which are affordable, safe, and environmentally and culturally compatible. 

Objective 2: Provide increased opportunities for affordable housing through: 

Policy i: Provision of variable housing densities in areas designated for residential use. 

The range of lot sizes within Kauhale Lani (from 6,000 square feet to approximately 
12,000 square feet) will provide for a range of prices. 

While the homes of the Kauhale Lani community will be priced at market rates, Maui 
Land & Pineapple Company Inc., will work with the County of Maui Department of 
Housing and Human Concerns to satisfy all County affordable housing requirements. 

SOCIAL INFRASTRUCTURE 

Goal: An efficient and responsive system of people-oriented public services which enable residents to live 
a safe, healthy and enjoyable lifestyle, and offer the youth and adults of the region opportunities and 
choices for self and community improvement. 

Recreation

Objective 4: Pursue the development of equestrian trails, pathways, greenways and related facilities 
which will meet the recreational needs of runners, joggers, walkers, horseback riders and cyclists. 

Kauhale Lani’s extensive trail system will provide opportunities for increased physical 
fitness, contemplative views of Central Maui, and relief from daily stress. 

GOVERNMENT 

Goal: The provision of accessible, cost effective and responsive government services and programs which 
meet the needs of Upcountry residents. 
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Planning Standards

The following planning standards are specific guidelines or measures for development and 
design. These standards are essential in clarifying the intent of the land use and urban design 
objectives and policies and the Land Use Map. 

1. Land Use

b. New residential subdivisions shall be reviewed for possible encroachment or other 
impacts to existing agricultural operations. Appropriate mitigative measures such as the 
provision of buffers and/or open spaces; larger building setbacks; significantly larger lot 
sizes; the incorporation of cluster housing to maintain overall allowable densities; or the 
use of other appropriate means to mitigate possible impacts shall be used. Possible uses 
for buffer spaces could be utilized for such uses such as bikepaths, equestrian trails and 
jogging. 

Landscaped buffers and open spaces will be incorporated into the new community.  

A pedestrian/bike trail and greenway along the New Hämäkua Ditch will provide 
recreational benefits, a definite edge to the community, and a transition between the 
community and agricultural lands beyond.

5. Landscape Planting 
a. Native plant species which are found in the region should be utilized for new public and 

quasi-public facilities. The use of native plants in landscaping should be encouraged in 
all new developments. 

Kauhale Lani landscaping will include non-invasive species and, where feasible, native 
and indigenous plants recommended by the County of Maui for the specific climate.  
Drought-tolerant, hardy plants and grasses will also be use where feasible to minimize the 
need for irrigation.

Design standards for the community will include a unified streetscape planting theme and 
program to ensure the appropriate use of landscaping and compliance with the Maui 
County Planting Plan.

6. Subdivisions 

Subdivision review for applications of four (4) lots or more shall include the following 
considerations: 

a. Socio-Economic Considerations 

The direct and cumulative impacts on agriculture and the socio-economic impacts on the 
community shall be assessed and considered. 

Section 3.2.6 contains discussion of Socio-economic considerations. 

Section 3.1.4 contains discussion of direct and cumulative impacts on agriculture. 

c. Improvements 

County urban subdivision standards shall not apply to rural and agricultural lands of the 
Upcountry Region. The following rural standards shall be considered: 
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Curbs and gutters shall not be required. Grassed shoulders and swales shall be allowed 
without curbs. 

Sidewalks shall be provided on one side of the street for County roads within a 3/4-mile 
radius of developed or proposed school sites. 

Street lighting shall not be required. 

Roadway pavement width shall provide for a minimum 4-ft. bikelane in each direction of 
travel.

Highways and major roadways shall have a minimum pavement width of 20 feet (10 foot 
travel lanes), and shoulder width of 4 feet, to provide for the safe passage of two-way 
traffic, except in areas where natural landforms, historic structures and other 
environmental constraints preclude widening beyond existing roadway widths. 

Roadways within the community will be built to County of Maui standards, while 
keeping in character with the Upcountry region.  Interior block alleyways will provide 
access to some garages, which will be located toward the back of the homes.  The typical 
street section design was based upon Chapter 18.16.050 “Minimum Right-of-Way and 
Pavement Widths”, Subdivision Design Standards of the County Code for rural streets 

4.3.3 Maui of County Zoning 

The land of the Kauhale Lani site is currently within the County Agricultural District (Figure 
11).  Maui Land & Pineapple Company Inc. is seeking a Change in Zoning to change the zoning 
of the property to the Residential R-1 District. 

The residential uses within the Kauhale Lani community will be in conformance with the 
Residential R-1 District.  Lots will be at least 6,000 square feet with a minimum lot width of 60 
feet, a minimum front yard of 15 feet, and minimum side and rear yards of six feet, or ten feet for 
two-story structures.  Homes will not be over two stories or 30 feet. 

Section 19.30A.020 of the Maui County Zoning Ordinance states: 

Agricultural lands that meet at least two of the following criteria should be given the highest priority for 
retention in the agricultural district:   

A. Agricultural Lands of Importance to the State of Hawaiÿi (ALISH); 
B. Lands not classified by the ALISH system whose agricultural land suitability, based on soil, 

topographic, and climatic conditions, supports the production of agricultural commodities, 
including, but not limited to coffee, taro, watercress, ginger, orchard and flower crops and non-
irrigated pineapple.  In addition, these lands shall include lands used for intensive animal 
husbandry, and lands in agricultural cultivation in five of the ten years immediately preceding the 
date of approval of this chapter; and 

C. Lands which have seventy-five percent or more of their boundaries contiguous to lands within the 
agricultural district. 

Although the lands of the Kauhale Lani community site meet two of the above criteria, the site 
should be rezoned to the Residential zone for the following reasons: 

The entire area of the Kauhale Lani site is designated as “Single Family” on the 
Makawao-Pukalani-Kula Community Plan Land Use Map.  Changing the zoning to the 
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Residential zone will bring the property into conformance with, and implement, the 
Makawao-Pukalani-Kula Community Plan.  As represented by the “Single-Family” 
designation, residential uses on the site are appropriate and represent the carefully 
thought out expansion of Pukalani consistent with sound environmental planning 
practice.

While the Kauhale Lani site is zoned Agricultural, the University of Hawaiÿi Land Study 
Bureau’s “Detailed Land Classification, Islands of Kauai, Oahu, Maui, Molokai, and 
Lanai” classifies the land of the Kauhale Lani site as follows:  approximately 21.6 acres 
as “fair” (C), 49 acres as “poor” (D), and 18 acres as “very poor” (F), indicating the poor 
suitbility of the soils for agriculture. 

According to the United States Department of Agriculture Soil Conservation Service, Soil 
Survey of the Islands of Kauai, Oahu, Maui, Molokai, and Lanai, ,the 50-acre parcel is 
dominated by Häliÿimaile Silty Clay (HhB), and (HhC) soils.  In their natural state, these 
soils are not irrigated.  The non-irrigated capability classification of the these soils have a 
subclass rating of IIIe, which indicates severe limitations and erosion potential when 
cultivated and not protected.  Without irrigation, these lands are naturally unsuitable for 
agriculture. 

Approximately 30 percent of the boundaries of the 39-acre parcel are contiguous to 
Residential zoned, however this calculation does not include the boundary with Haleakalä 
Highway and Old Haleakalä Highway, which are both in the Agricultural zone but are a 
substantially urban use. 

Approximately 25 percent of the boundaries of the 50-acre are contiguous to Residential 
zoned, however this calculation does not include the boundary with Old Haleakalä 
Highway which is in the Agricultural zone but is a substantially urban use. 

Cultivation of both parcels was discontinued in 2002.  Both parcels are inefficient to farm 
as part of Maui Pineapple Company, Ltd., operations since the Pukalani Bypass separated 
these parcels from other contiguous, more suitable Maui Pineapple Company, Ltd. 
pineapple fields. 

Kauhale Lani will not impact Maui Land & Pineapple Company, Inc.’s long-term goals 
for continuing agricultural operations on Maui (see Section 3.1.4). Maui Pineapple 
Company, Ltd. is keeping its best land in cultivation and exploring options to cultivate 
pineapple on other more suitable lands. 

4.3.4 Special Management Area  

The Kauhale Lani community site is not in the Special Management Area (SMA). 

4.4 APPROVALS AND PERMITS

During the implementation stages of the project, the applicant will be working with the State and 
County review agencies for examination and approval of project plans and specifications. 
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Table 6.  Required Permits and Approvals 

Permit/Approval Responsible Agency 

Chapter 343, HRS compliance State Land Use Commission 
DOH Office of Environmental Quality Control 

State Land Use District Boundary 
Amendment (Agricultural to Urban) 

State Land Use Commission 

Change in Zoning (Agricultural to 
Residential R-1) 

Maui County Planning Commission and Maui County 
Council

NPDES Permit State Department of Health 

Subdivision Approval Maui County Planning Department 

Wastewater System Approval 
Maui County Department of Public Works & 
Environmental Management, Wastewater 
Administration & Engineering 

Grading/Building Permits 
Maui County Department of Public Works & 
Environmental Management, Development Services 
Administration 
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5.0 ALTERNATIVES

According to Title 11, Department of Health, Chapter 200, Environmental Impact Statement 
Rules, Section 11-200-10(F), an environmental assessment must discuss potential alternatives to 
the proposed action. 

Three alternatives to the Kauhale Lani community were considered:  1) no action; 2) agricultural 
subdivision; and 3) the preferred alternative.  These alternatives are discussed below. 

5.1 NO ACTION ALTERNATIVE

Under the “no action” alternative, the Kauhale Lani community would not be built and the 
property would remain fallow pineapple fields.  Under this alternative: 

The property would remain inconsistent with the Makawao-Pukalani-Kula Community 
Plan, which designates the entire area of the Kauhale Lani site as “Single-Family,” and 
would not implement other State and County governmental policies as discussed in 
Chapter 4. 

No homes would be built on the property, despite housing demand forecasts for the need 
for approximately 4,600-plus homes (mid-point estimate) in the Upcountry area during 
the next 16 years (Hallstrom 2005).

Economic benefits projected from Kauhale Lani would not be realized, including: 
o $81.7 million in direct, new capital investment and spending into the Maui economy 

during the planning and construction period 
o $20.1 million in total gross tax revenues for the State of Hawaiÿi and $6.1 million in 

taxes for the County of Maui during the build out period. 
o $2.5 million annually in stabilized taxes for the State and approximately $864,000 

annually for the County after the build out period. 
o $8.5 million annually in net benefits (taxes minus costs) to the State and $1.5 million 

annually in net benefits to the County during the build out period. 
o $502,000 annually in stabilized net benefits (taxes minus costs) to the State and 

$62,000 annually in net benefits to the County. 
o 522 worker years (one worker/year is approximately equal to 2,000 hours) in 

construction related jobs during the build out period. 
o $33.6 million in total wages over the build out period. 
o 21 full-time equivalent jobs related to on-site activities, on a stabilized basis, after 

build-out. 
o $597,000 million in annual wages after build out. 

5.2 AGRICULTURAL SUBDIVISION

The property is currently within the County Agricultural District (zone).  Permitted uses in the 
Agricultural District include: agriculture, animal and livestock raising, and agricultural land 
conservation.  One farm dwelling per lot is also allowed within the Agricultural District.  In 
addition, one farm labor dwelling per every five acres is permitted provided the owner can 
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provide proof of at least $35,000 of gross sales of agricultural products per year for each farm 
labor dwelling on the lot.

The County of Maui Zoning Ordinance lays out provisions for an agricultural subdivision.  The 
formula that applies to the Kauhale Lani community is:   

For properties at least 31 but less than 61 acres, the maximum number of permitted lots is: 

Seven lots that have a two-acre minimum lot size; plus one additional lot for each 10 
acres above 31 acres.

Applying this formula to the Kauhale Lani parcels, the 50-acres parcel could be subdivided into 
eight lots and the 39-acre parcel could be subdivided into seven lots.

Under this alternative, the property would remain inconsistent with the Makawao-Pukalani-Kula
Community Plan, which designates the entire area of the Kauhale Lani site as “Single-Family.” 

5.3 THE PREFERRED ALTERNATIVE

The preferred alternative is the Kauhale Lani community as described in Section 2.2 and 
throughout this environmental assessment.  As proposed, the community will provide 
approximately 165 new homes in Pukalani on a site already designated for residential use on the 
Makawao-Pukalani-Kula Community Plan.  The 50-acre parcel west of Old Haleakalä Highway 
will contain the residential neighborhood, while the 39-acre parcel between Old Haleakalä 
Highway and Haleakalä Highway will contain open space, community trails, and other 
community amenities (Figure 4). 

The goal of the Kauhale Lani community is to provide a cohesive addition to Pukalani in 
character with the Upcountry region.  The community will be a walkable neighborhood designed 
to enhance connectivity by way of pedestrian-friendly streets, alley ways, and a perimeter 
pedestrian/bike trail.  A centralized neighborhood park may feature a community pavilion and 
play courts, providing a neighborhood center and gathering place for the community. 

In addition to the central park, the community will include a wide greenway/pedestrian/bike trail 
along the New Hämäkua Ditch that wraps around the makai sides of the community, providing 
all residents with access to Central Maui views and an additional recreation area. The 39-acre 
parcel between Old Haleakalä Highway and Haleakalä Highway will include a pedestrian/bike 
trail running the length of the property from Old Haleakalä Highway to Makani Road with future 
connectivity to trails designated in the Upcountry Greenway Masterplan. 

In addition, under the preferred alternative: 

The use of the land for residential uses will bring the property into conformance with, and 
implement, the Makawao-Pukalani-Kula Community Plan.

The zoning of the property will be changed to Residential in conformance with the 
“Single Family” designation of the Community Plan. 

The new homes will help to satisfy a portion of the projected need for approximately 
4,600-plus homes (mid-point estimate) in the Upcountry area over the next 16 years. 
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The County of Maui will receive increased property tax revenues based on the higher tax 
rate of Residential zoned land (vs. the current Agricultural zoning) and the value of the 
homes.

The State of Hawaiÿi and the County of Maui will benefit from increased excise tax 
receipts and income taxes from construction and other employment related benefits of the 
community. 
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6.0 DETERMINATION, FINDINGS, AND REASONS 

FOR SUPPORTING THE DETERMINATION 

To determine whether the proposed action may have a significant impact on the environment, 
every phase and expected consequences, both primary and secondary, and the cumulative as well 
as short and long-term effects have been evaluated.  Based on the analyses performed and 
research evaluated, it is anticipated that the approving agency, the State Land Use Commission, 
will issue a Finding of No Significant Impact (FONSI) as summarized in this section. 

6.1 SIGNIFICANCE CRITERIA

According to the Department of Health Rules (11-200-12), an applicant or agency must 
determine whether an action may have a significant impact on the environment, including all 
phases of the project, its expected consequences both primary and secondary, its cumulative 
impact with other projects, and its short and long-term effects.  In making the determination, the 
Rules establish “Significance Criteria” to be used as a basis for identifying whether significant 
environmental impact will occur.  According to the Rules, an action shall be determined to have 
a significant impact on the environment if it meets any one of the following criteria: 

(1) Involves an irrevocable commitment to loss or destruction of any natural or 

cultural resources; 

The Kauhale Lani community will not result in an irrevocable commitment to loss or destruction 
of any natural or cultural resources.  There are no known archaeological or cultural properties, no 
evidence of past or present use for Hawaiian cultural practices, resources, or beliefs, and no 
known rare, threatened or endangered species of flora, fauna or avifauna located within the 
property.

(2) Curtails the range of beneficial uses of the environment;

The Kauhale Lani community will not curtail the range of beneficial uses of the environment.  
This community is intended to provide additional housing in the Upcountry region.  Use of the 
land for housing is appropriate in the context of the Makawao-Pukalani-Kula Community Plan
and the current need for new housing inventory. 

(3) Conflicts with the State’s long-term environmental policies or goals and guidelines 

as expressed in Chapter 344, HRS; and any revisions thereof and amendments 

thereto, court decisions, or executive orders; 

The State’s Environmental Policy and Guidelines are set forth in Chapter 344, Hawaiÿi Revised 
Statutes.  The Kauhale Lani community is in accord with these policies and guidelines.  

(4) Substantially affects the economic welfare, social welfare, and cultural practices of 

the community or state;
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The Kauhale Lani community is expected to have a direct beneficial effect on the local economy.  
The addition of new housing units addresses the need for homes in the region.  Analysis of 
projected tax revenues to the State of Hawaiÿi and Maui County (see Section 3.2.6.4) indicates 
the actual effect of governmental services relating to the population of Kauhale Lani would not 
create the need to expand additional County and State funding on Maui (Hallstrom 2005). 

The State of Hawaiÿi and the County of Maui will both show a positive net revenue benefit from 
Kauhale Lani.  Direct tax benefits to the State and County will primarily flow from the 
community and its operation over time from three major sources:  real property taxes, gross 
excise tax receipts, and state income taxes.  Should the County choose to allocate these 
additional tax revenues to fund more services to protect public health, welfare, and safety, any 
cost to the public that may result will be effectively minimized. 

Kauhale Lani is not expected to impact cultural resources as no cultural resources have been 
identified on the property; there is no evidence of past or present use for Hawaiian cultural 
practices, resources, or beliefs. 

(5) Substantially affects public health;

The Kauhale Lani community is not expected to substantially affect public health.  
Environmental impacts from the community, such as noise and air pollution, will be minimal.  A 
clean source of water will be provided.  Wastewater will be property handled.  Additional 
drainage will be retained onsite.  Solid waste will be disposed of properly. 

In addition, recreational facilities of the community, such as an extensive trail system, will 
provide opportunities for increased physical fitness, contemplative views of Central Maui, and 
relief from daily stress.  Further, the neighborhood park will provide a gathering place for the 
community and family functions. 

(6) Involves substantial secondary impacts, such as population changes or effects on 

public facilities;

The Kauhale Lani community does involve substantial secondary impacts.  The 548 residents of 
Kauhale Lani represent a relatively insignificant population increase of approximately two 
percent compared to the projected 2005 Upcountry population of 23,369 people.  Kauhale Lani 
residents are not expected to adversely impact public services such as police, fire, and emergency 
medical operations, nor are they anticipated to have an adverse effect upon educational and 
recreational facilities.  State and county revenues generated by Kauhale Lani will offset any costs 
to public services that may occur as a result of the new community. 

(7) Involves a substantial degradation of environmental quality;

Kauhale Lani does not involve a substantial degradation of environmental quality.  During the 
construction phase, there will be short-term air quality and noise impacts.  In the long-term, 
effects upon air quality and ambient noise levels will be minimal.  Other impacts, such as site 
grading, increased runoff, and use of resources, are not expected to be significant and can be 
mitigated with proper management techniques. . 



KAUHALE LANI 

Draft Environmental Assessment 

81

(8) Is individually limited but cumulatively has considerable effect on the 

environment, or involves a commitment for larger actions;

The Kauhale Lani community does not involve a commitment to larger actions.  As represented 
by the “single-family” designation on Makawao-Pukalani-Kula Community Plan, residential 
uses on the site represent the carefully thought out expansion of Pukalani.  While Kauhale Lani 
will add residents to the area, impacts from these new residents are not expected to be 
significant, and can be accommodated without substantially increasing public infrastructure or 
services.

(9) Substantially affects a rare, threatened or endangered species or its habitat; 

There are no rare, threatened, or endangered flora, fauna, or avifauna species, or habitats for 
these species, on the Kauhale Lani community site. 

(10) Detrimentally affects air or water quality or ambient noise levels;

Construction activities will result in short-term air quality and noise impacts.  Dust control 
measures, such as regular watering and sprinkling, will be implemented to minimize wind-blown 
emissions.  Noise impacts will occur primarily from construction-related activities.  It is 
anticipated that construction will be limited to daylight working hours.  Water quality is not 
expected to be affected. 

In the long-term, the community is not anticipated to have a significant impact on air, water 
quality, or ambient noise levels. 

(11) Affects or is likely to suffer damage by being located in an environmentally 

sensitive area, such as a flood plain, tsunami zone, beach, erosion-prone area, 

geologically hazardous land, estuary, freshwater, or coastal waters.

The Kauhale Lani community is not located within, and will not affect, environmentally 
sensitive areas.  The site is not subject to flooding or tsunami inundation.  There are no 
geologically hazardous lands, estuaries, or coastal waters within or adjacent to the site. 

(12) Substantially affects scenic vistas and view planes identified in county or state 

plans or studies;

The Kauhale Lani community site is not identified as a scenic vista or view plane nor will it 
affect identified scenic vistas or view planes.  The community will not affect scenic corridors and 
coastal scenic and open space resources.  Although Kauhale Lani will be built at the entrance to 
Pukalani, the community is expected to enhance this gateway, as landscaping will be improved 
and maintained on a regular basis and design standards will provide for a unified streetscape 
planting theme in compliance with the Maui County Planting Plan.

(13) Requires substantial energy consumption.

The Kauhale Lani community will involve the short-term commitment of fuel for equipment, 
vehicles, and machinery during construction activities.  However, this use is not anticipated to 
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result in a substantial consumption of energy resources.  In the long-term, the community will 
create an additional demand for electricity.  However, this demand is not deemed substantial or 
excessive within the context of the region’s overall energy consumption. 

Based on the foregoing findings, it is anticipated that the Kauhale Lani community will not result 
in any significant impacts.   

6.2 ANTICIPATED DETERMINATION

On the basis of impacts and mitigative measures examined in this document and analyzed under 
the above criteria, it is anticipated that the Kauhale Lani community will not have a significant 
effect on the local, County, or Statewide physical or human environments.  Pursuant to Chapter 
343, HRS, it is anticipated that the Approving Agency, which in this case is the State Land Use 
Commission, will issue a Finding of No Significant Impact (FONSI). 
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